RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY,  10 SEPTEMBER 2009
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2008/0686/P
	Proposed amendments to previously approved application 3/2006/0389/P including proposed revisions to floor plans level 1 & 2, proposed revisions to elevations and proposed revisions to site plan
	Bobbin Mill

Longridge Road

Hurst Green

	3/2009/0028/P
	Application for discharge of condition No. 2 (relating to a bat survey) of planning consent 3/2006/1048/P 
	Gamble Hole Farm, Back Lane, Newton-in-Bowland

	3/2009/0162/P
	Resubmission of application 3/2008/0939/P for proposed erection of a steel portal framed building for light industrial use 
	Up Brooks Mill

Taylor Street

Clitheroe

	3/2009/0271/P
	Restoration of existing house and conversion of outbuilding to form a one-bed flat 
	19 Inglewhite Road

Longridge

	3/2009/0386/P
	Application for the Discharge of Condition No 2 (relating to a proposed screen fence) of planning permission 3/2008/0879/P 
	Cleve Prior, Whins Lane

Simonstone

	3/2009/0428/P
	To build an extension on the rear side of the property
	The Cottage, Newton

Clitheroe

	3/2009/0432/P
	Reserved matters for construction of office building and associated energy centre, car parking, road infrastructure and landscaping 
	Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2009/0458/P
	Change of building material from timber to oak wood grain UPVC for 12 no. pens. This is to comply with current environmental health guidelines for animal housing. This structure will be surrounded by reclaimed oak timber and will be planted with climbing plants
	Elliots Barn

Thornley

Clitheroe

	3/2009/0460/P
	Proposed rear extension, part single storey, part two storey
	26 Grindleton Road

West Bradford



	3/2009/0462/P


	Removal of existing single storey roof structure, construction of first floor bedroom extension over existing kitchen extension (alterations to rear elevation of previously approved application 3/2007/0373/P)
	93 Whalley Road

Sabden

	3/2009/0470/P
	Internal alterations and addition of dormer windows to existing roof
	28 George Lane

Read

	3/2009/0480/P
	Proposed change of use from A1/A2 use to Sui Generis (beauty salon use)
	2A Whalley Road

Hurst Green

	3/2009/0491/P
	Application for discharge of condition No 2 (relating to materials) and condition No 3 (relating to the foul waste management plan) of planning permission 3/2009/0139/P 
	Shajan Indian Restaurant

Longsight Road

Clayton-le-Dale

	3/2009/0495/P
	Removal of existing bay window and replace with new conservatory to rear
	Mayfield, Ribchester Road

Salesbury

	3/2009/0497/P
	Existing garage roof increased in height to create attic room at first floor level. Dormer windows added to new roof. New window to landing at first floor on north east elevation. Existing flat roof over first floor bathroom replaced with pitched roof
	Orchard House

Copster Green

	3/2009/0500/P
	Installation of a new septic tank. Installation of new changing facilities to rear of existing clubhouse, using steel storage units. Erection of 8m high telegraph poles with netting at roadside, to prevent cricket balls hitting cars and passers-by
	Newsham Memorial Ground

Chipping Road

Longridge

	3/2009/0509/P
	Proposed illuminated (static) fascia sign to proposed automatic telling machine (ATM) 
	Natwest Bank, York Street

Clitheroe

	3/2009/0510/P
	Installation of automatic telling machine (ATM)
	Natwest Bank, York Street

Clitheroe

	3/2009/0512/P
	Use of building as a dwelling and workshop
	The Works,

Back Main Street, Gisburn

	3/2009/0515/P
	Proposed freestanding vertical double sided sign board and proposed horizontal sign set in wall at entrance (signs will be non-illuminated)
	Fairfield Farm

Longsight Road

Clayton-le-Dale

	3/2009/0518/P
	Phase 2 of a two-phase plan for a free-range poultry unit
	Stubbs Wood Farm

Rimington Lane, Rimington

	3/2009/0519/P
	Proposed agricultural building to accommodate a pedigree limousin suckler herd and their progeny (Phase I)
	Hothersall Hall Farm

Hothersall Lane

Ribchester

	3/2009/0520/P
	Proposed agricultural building to accommodate a pedigree limousin suckler herd and their progeny (Phase II)
	Hothersall Hall Farm

Hothersall Lane

Ribchester

	3/2009/0522/P
	Construction of an agricultural livestock building (Phase 1)
	The Old Dairy Farm

Chaigley

	3/2009/0523/P
	Construction of an agricultural livestock building (Phase 2)
	The Old Dairy Farm

Chaigley

	3/2009/0524/P
	Construction of an agricultural livestock building (Phase 3)
	The Old Dairy Farm

Chaigley

	3/2009/0527/P
	Proposed raising of roof to form room in roofspace
	5 Longridge Road

Hurst Green

	3/2009/0531/P
	Small single storey extension (9m2) to rear of existing shop
	100 Hayhurst Street

Clitheroe

	3/2009/0533/P
	Proposed mixed development – involving change from offices to residential, shop and flat
	47 – 51 Berry Lane

Longridge

	3/2009/0534/P
	Single storey rear extension
	7 Lindale Road, Longridge

	3/2009/0541/P
	Proposed extension to kitchen to form family room 
	17 Vicarage Lane

Wilpshire

	3/2009/0545/P
	Proposed two-storey extension to side 
	22 Browgate, Sawley

	3/2009/0547/P
	Substitution of one house type to include detached garage in rear garden 
	Chapel Hill Farm Site

Lower Lane, Longridge

	3/2009/0548/P
	Construction of a stable block on a paddock
	High Ridge, Primrose Lane

Mellor

	3/2009/0551/P
	Demolition of existing stable and store. Erection of new timber clad stables and store on same site with additional manure store 
	1 Carr Cottages

Balderstone

	3/2009/0555/P
	Dormer loft conversion at the rear of the existing bungalow 
	15 Crowtrees Road, Sabden

	3/2009/0556/P
	Single storey rear extension 
	87 Chatburn Road, Clitheroe

	3/2009/0560/P
	Proposed porch at the side of the dwelling
	1 Broad Meadow, Chipping

	3/2009/0561/P
	Discharge of conditions relating to materials, tree canopy protection, tree root protection, phasing and implementation and Section 106 Agreement  and landscaping condition
	Squire House

Clitheroe Road

Knowle Green

	3/2009/0562/P
	Proposed construction of single storey rear extension to provide toilet facilities and accessible entrance. Remodelling of existing basement to provide improved bar and restaurant space as part of the main ground floor refurbishment scheme. Siting of external air conditioning units serving approved function room and basement improvements. 
	The Old Post House Hotel

46 – 48 King Street

Clitheroe

	3/2009/0565/P

cont…/

cont…/


	Application for the removal of condition no. 5 of planning consent 3/2009/0141/P, which states that ‘This permission shall inure for the benefit of the owner/s and/or Proprietor of Alston Dairy only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land, and it shall not be used as a separate unit
	Bolton Fold Farm

Alston Lane

Longridge

	3/2009/0567/P
	Proposed erection of a single car garage on an existing hardstanding 
	Land at Hornby Road

Longridge

	3/2009/0568/P
	Annex accommodation (re-submission)
	Hill Top Farm

Forty Acre Lane, Longridge

	3/2009/0573/P
	Temporary change of use of machinery storage/general purpose building for a 12 month period to a domestic furniture store
	Coppice Farm

Mill Lane, Gisburn

	3/2009/0580/P
	Demolition of the existing conservatory to be replaced with a single storey extension 
	Tipping Hey

Lyndale Avenue, Wilpshire

	3/2009/0582/P
	Conversion of loft to form four bedrooms, one bathroom and one en-suite bathroom with dormer windows to front and rear elevations
	Elker Lodge, Elker Lane

Billington

	3/2009/0589/P
	Proposed dormer to rear
	10 Little Lane, Longridge

	3/2009/0613/P
	Application for discharge of condition 3 (resurfacing specifications, car parking spaces, manoeuvring areas and boundary treatment) of planning consent 3/2009/0280/P
	Furniture Room

Mill Lane

Gisburn

	3/2009/0622/P
	Application for discharge of condition no. 2 (relating to the landscaping of the site) of planning consent 3/2009/0349P at Land adjacent
	Forest Becks Brow

Forest Becks

Bolton-by-Bowland

	3/2009/0647/P
	Application for the discharge of condition no. 2 (relating to materials to be used in the construction) of planning consent 3/2009/0216/P
	Clitheroe Royal Grammar School, Sixth Form Centre

York Street, Clitheroe

	3/2009/0671/P
	Application for discharge of condition no. 2 (relating to materials) of planning consent 3/2009/0177P
	Spencers Cottage

Main Road, Rimington


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for

Refusal

	3/2009/0282/P
	Proposal for six illuminated box signs

	Geno’s

39 Berry Lane

Longridge 
	Policies G1 and ENV16 – Adverse impact on character and appearance of Longridge Conservation Area.

	3/2009/0283/P

cont/

cont/
	Retrospective application for a flue extractor
	Geno’s

39 Berry Lane

Longridge
	Policies G1 and ENV16 and PPG15 – Adverse impact on character and appearance of Longridge Conservation Area.

	3/2009/0502/P
	2 No new coach lamps to front doorway and erection of 2 No wrought iron handrails to front entrance steps
	The White Lion

Market Place

Clitheroe
	The proposal would be harmful to the character and setting of the listed building because the coach lamps and railings would be prominent, conspicuous and detracting from the Gothic Revival composition. This would be contrary to Policies ENV20 and ENV19 of the Ribble Valley Districtwide Local Plan.

	3/2009/0536/P
	Construction of a general purpose agricultural building 
	Carr Meadow Barn

Carr Lane, Balderstone
	G5, ENV3 and SPG “Agricultural Buildings and Roads – No agricultural justification resulting in further development to the detriment of the character and appearance of the property as well as the visual amenity of the Open Countryside

	3/2009/0569/P
	Proposed erection of 11 No lighting columns to existing driveway
	Carr Hall

Whalley Road

Wilpshire
	Policies G1 and ENV3 – Detriment to visual amenity.


SECTION 106 APPLICATIONS

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0655/P
	Proposed roof over the existing cattle collecting yard
	Sunderland Hall Farm

Nightfield Lane, Balderstone


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2009/0085/P
	Application for a Certificate of Lawfulness for the proposed use of the garage/storage facility within the curtilage, as a granny flat/annex accommodation
	Shireburn House Barn

Longridge Road

Hurst Green


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2009/0481/P
	Rear dormer and rooflights on front and internal modifications to layout
	7 Copster Drive

Longridge


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
	_
	APPEAL A – DISMISSED/

ALLOWED

28.7.09

APPEAL B – DISMISSED

28.7.09

	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
	_
	APPEALS DISMISSED 3.8.09

	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
	_
	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
	_
	AWAITING DECISION

	3/2009/0025

D
	28.7.09
	Mr C Thorne

Retrospective application for a garden fence

6 Queen Street
Clitheroe
	WR
	_
	Awaiting site visit

	3/2008/1029

D
	10.8.09
	Withgill Farm Ltd

Construction of 2no. agricultural workers dwellings, extension of farm track and alterations to access and parking layouts

Withgill Farm

Mitton
	_
	Hearing – date to be offered
	Notification letter and questionnaire sent 11.8.09

Statement to be sent by 18.9.09

	3/2009/0254

D
	12.8.09
	Mr Wilkinson

Erection of an oak framed, two bay garage to the north-east of the dwelling

Old Malleys

Straits Lane

Read
	Fast Track Householder Pilot
	_
	Notification letter sent 13.8.09 Questionnaire sent 14.8.09

No statement will be sent 


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2009/0350/P, 3/2009/0351/P & 3/2009/0637/P

(GRID REF: SD 379436 451696)

PROPOSED ERECTION OF CUBICLE BUILDING AND EXTENSION TO NORTH OF EQUINE BUILDING TO FORM CALF AND LAMBING SHED (3/009/0350/P), RETROSPECTIVE APPLICATION FOR ERECTION OF EQUINE BUILDING AND RANGE OF COMMERCIAL STABLES AND CONSTRUCTION OF MéNAGE (3/2009/0351/P) AND ERECTION OF GENERAL PURPOSE STORAGE BUILDING AND BIG BALE STORAGE YARD – RESUBMISSION (3/2009/0637/P) AT LOWER MONUBENT FARM, HELLIFIELD ROAD, BOLTON-BY-BOWLAND

	TOWN COUNCIL:
	No representations have been received on any of these applications.



	COUNTY LAND AGENCY MANAGER:
	With regards to the proposals for livestock, equine and storage buildings comprised in the applications, the County Landagency Manager concludes (at the end of a fairly comprehensive report) that “in order for the proposed farming system to become established, these buildings are reasonably necessary”.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to any of these applications, commenting that although the developments will result in some additional traffic movements to and from the service road and Hellifield Road, the scale of the development would not place any particular strain on the local highway network or act to the detriment of local residents.



	ENVIRONMENT DIRECTORATE (LANDSCAPE ADVISOR):
	Has no strong objections to the application but recommends boundary screen planting to mitigate the development’s landscape and visual impacts.  He comments as the total screen is not required or necessary but that native hedging inter-planted with native trees would be appropriate.  He says that these should be located close to the development, ideally planted in positions which “gap up” existing field boundary hedgerows.



	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from agents acting on behalf of two nearby residents who share the same access track that serves Lower Monubent Farm.

In the first of these letters it is stated that their client is gravely concerned about potential increase in vehicular traffic to and from Lower Monument, should these applications be approved.

In its current state the track has a round and unmade surface wholly unsuitable for heavy and regular vehicular use. 

	
	Concern is also expressed that, due to the narrowness of the track, vehicles will have to pull on to the marshy ground at the sides which is in their clients ownership.



	
	In the other letter, it is stated that the clients do not object in principle to the applications.  Again, their main concern relates to what they consider to be inadequacies of the access track to serve the increased usage that would result from the proposed development, due to its poor surface and narrow width.  It is requested that a condition be imposed on any permission to require the surfacing of the whole length of the track with solid bound material.



	
	Reference is also made in this letter to flood lights that are considered to be unacceptable; a need for landscaping to screen what are referred to as “unsightly buildings”; and it is commented that the livery should be restricted by a condition to the specialist care of pregnant mares as described in the application and not for DIY livery.


Proposal

Application 3/2009/0350/P seeks planning permission firstly for an extension to an existing equine building to provide two bays that will be used for lambing and calving.  The extension will maintain the existing profile and appearance using matching corrugated wall and roof sheets.  This extension has a footprint of 9m x 9.3m and a maximum height of 4.2m.

Application 3/2009/0350/P also seeks permission for a cubicle building to be erected to the north of the original main portal frame building.  This cubicle building comprises the western half of a larger building that also includes the general purpose building that that (following a previous agricultural notification application) is now the subject of application 3/2009/0637/P.  The whole building will have a footprint of 37.4m x 14.3m including a 1.5m overhang on the open front of southern elevation, and an overall height to the ridge of 5.4m.  The roof will be light grey, profiled fibre cement sheets, the rear and west side elevation will be timber Yorkshire boarding above concrete panels and the front (south) elevation will have an open feed face.  Forty-three cubicle space will be provided.

Application 3/2009/0351/P seeks retrospective permission for an equine building, a range of commercial stables and a ménage.

The equine building abuts part of the east elevation of the original portal frame building and is located flush with the north elevation of that building.  It is 14.1m in length and projects a total of 9m from the building including a 1.2m overhanging canopy.  It is a 3 bay, open fronted, portal frame building with a lean-to roof, the maximum height of which is 4.2m.  In common with the original building the site and roof are clad with corrugated steel roof sheets.  The primary purpose of this building is the accommodation of brood mares, which have particular needs in terms of space.  The intention is that the building could also be used for lambing if one or more of the stalls are vacant when required.  The stable building is located to the west of the original portal frame building.  This is a ‘U’ shaped building comprising nine stables arranged around the western side of the courtyard with the intention that the building will screen much of the activity taking place in the courtyard.  The elevations are clad with horizontal timber boarding under corrugated bitumen roof sheets.

The individual stables are constructed in a variety of sizes to accommodate different needs.  The maximum depth of the building including a 1.1m overhanging canopy is 4.8m; the central section has an overall width of 17.9m; the northern wing is 8.9m in length and the southern wing is 13.9m in length.  The building has a pitched roof with an overall height of 2.9m.

The ménage is located a short distance to the east of the original portal frame building.  It has overall dimensions of 40m x 20m and the access into it is from the southwestern corner.  It is enclosed by a tradition post and rail timber fence and is surfaced with sand.

Site Location

The application site comprises a range of agricultural and equine buildings located to the north of Bolton-by-Bowland within the Forest of Bowland Area of Outstanding Natural Beauty.  The property is accessed via a farm track from Hellifield Road which passes approximately 1m to the east.  Lower Monubent Farm Cottage that was once part of this agricultural holding, but is now in separate ownership, is some 100m to the north of the side in close proximity to which are two other dwellings.  There is also another property that is served by the eastern half of the same access track from Hellifield Road.

Relevant History

3/1982/0592/P – Extension of Lower Monubent Cottage into the attached barn.  Approved subject to conditions.

3/2007/0592/P – Removal of agricultural occupancy condition from Lower Monubent Farm Cottage.  Refused.

3/2008/0540/P – Removal of agricultural occupancy condition from Lower Monubent Farm Cottage.  Approved.

3/2009/0352/P – Retention of agricultural workers dwelling (formed within part of the main prefabricated building at this site) for a temporary period of three years.  Not determined.

3/2009/0364/N – Agricultural notification application for open fronted storage building.  Determined that full planning permission is required.  Such permission is sought by 3/2009/0637/P that is one of the applications covered by this report.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

In order to consider these applications, it is considered important that members are made aware of some of the history of the agricultural enterprise known as Lower Monubent Farm.

In 1982 a previous owner of the farm and the Lower Monubent Cottage sought permission for an extension of the cottage into the attached barn.  Permission was granted subject to a standard agricultural occupancy condition.  The previous owner occupied the property until 2005 when it was sold to Mr Berry (the current applicant) who, at the time, was deemed to satisfy the occupancy condition.

However, due to financial problems, Mr Berry sought on two occasions to have the agricultural occupancy condition removed, being successful on the second occasion.  Lower Monubent Cottage was then sold without the agricultural tie.  In the Design and Access Statement submitted with these applications, the agent explains that in order to continue running an agricultural contracting business and to oversee the care of the livestock, a small residential unit was created within part of the portal frame building.  The rest of the building remains in use partly as a workshop and implement store in connection with the agricultural contracting business (now scaled down to just the applicant himself) and partly as a livestock shelter.  The sale of Lower Monubent Cottage enabled all the outstanding debts to be cleared, and has also facilitated the purchase of an additional 100 acres of land to the west of Lower Monubent Farm Cottage; a further 70 acres of land near Horwich are rented on a Farm Business Tenancy Agreement, with all of the land being down to grass.

With regards to the matters that are the subject of these applications, however, the County Landagency Manager has expressed no objections.  I also consider the existing and the proposed equine and agricultural developments to be acceptable for this locality subject to appropriate conditions.  The buildings themselves, in my opinion, do not detract from the appearance of the AONB, nor do the adversely affect the amenities of any nearby residents.

I have considered the points of objection but as the County Surveyor does not express any objections to the applications with regards to any increased use of the access track, I do not consider that a condition requiring the applicants to resurface the whole length of the track would be reasonable.  In relation to roofing materials I do not consider light grey to be acceptable and a dark grey should be used.

SUMMARY OF REASONS FOR APPROVAL

The proposed development does not have any seriously detrimental effects upon the appearance of the Area of Outstanding Natural Beauty, the amenities of nearby residents or highway safety.

RECOMMENDATION 1: 3/2009/0350/P - 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 approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

REASON:  In the interests of the amenity of the area and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

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”.

RECOMMENDATION 2: 3/2009/0351/P – That planning permission be GRANTED subject to the following condition(s):

1.
The use of the ménage shall be strictly in association with the stables at this site, and it shall not be used for competitive events or for the exercising or training of horses other than those which are stabled for kept on a permanent basis at the site.

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

2.
No permission is implied or granted for any floodlighting of the ménage or any other elements of the equine development.  No such floodlights shall be installed or erected unless a further planning permission has first been granted by the Local Planning Authority.

REASON: In the interests of the amenities of nearby residents and the appearance and character of the Area of Outstanding Natural Beauty and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

RECOMMENDATION 3: 3/2009/0637/P - 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 and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2009/0563/P
(GRID REF: SD 373649 439680)

PROPOSED MIXED USE AGRICULTURAL STORAGE AND LIVESTOCK BUILDING (PHASE I) ON LAND AT LOWER STANDEN HEY, CLITHEROE.

	PARISH COUNCIL:
	No objections.



	RURAL ESTATES OFFICER:
	Concludes that although the building is isolated there is an agricultural justification and a need for the building.

	
	

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



	
	· The large structure would be very unsightly; it would affect the views from our property. 

· The applicant lives in Rossendale, it would take him over 45 mins to deal with any emergency. We have seen the sheep stock escape onto the lane; it has taken him 2 days to deal with this problem.

· The smell would be unacceptable.

· It is mentioned that the proposed building is to replace an existing building, we have lived here at Standen Hey, and we have never seen a building in that field.

· The large building would cause extra traffic flow down the lane, which is unacceptable, this extra wear and tear has to be paid for by the existing home owners, and this is a private lane.

· There is a badger set just to the right hand side of the gate leading into the applicant’s field.

	
	· Is a building that large, appropriate / needed in such close proximity to residential housing?

· The lane is a private road where the residents are responsible for the up keep, yet when the applicant uses tractors from his field he leaves the lane in a terrible state, which make it difficult to use due to the amount of mud left on the lane, this is always left and never cleaned up.

· How is the animal effluent going to be disposed of?

· On Question 13 of the application there is a local brook running within a couple of metres of the proposed build, this question was answered as no!

	
	· The applicant currently keeps only sheep in that field. During the lambing season he was leaving dead carcasses of sheep and lambs in the field. When I mentioned this to him and said they needed to be removed, nothing was done. What is going to happen if a cow dies?



	
	· The access from Whalley Rd is designated as a footpath and is a cul-de-sac. An unadopted single track laid and maintained by the existing residents, the applicant does not contribute to the maintenance, even though he is a regular user.

· There is no provision for parking, particularly the large heavy agricultural vehicles employed by the applicant. Such vehicles are detrimental to the road surface and damage will ensue, access will be impaired causing unnecessary inconvenience to the residents and walkers who use the footpath. Section 11 of the application ‘Vehicle Parking’ is marked “Not Applicable”.

	
	· At present we suffer blocked access and delays caused by the applicant.

· In Section 16 of the application ‘Trees and Hedges’ the ‘no’ box has been ticked. I disagree; these buildings will become eyesores to all who use the footpath.

· I find the vehicles are a danger to the local residents’ children.

· The applicant doesn’t always keep fences in decent order – resulting in livestock escaping and doing damage on the lane and in resident’s gardens.


Proposal

This report details the first phase of an application for a mixed use agricultural building for the housing of suckler cows and calves as well as secure storage space for agricultural machinery, straw for bedding and manure. The building will be fully enclosed with 12’ high steel gates for access to both the south easterly and north westerly elevation with approx. dimensions of 15.2m x 18.2m x 6.1m in height to the ridge. Materials to be used in its construction are 2 metre high pre-cast concrete panel walls with timber space boarding above with grey fibre cement roof sheets with the addition of approx. 20 rectangular translucent roof sheets. Access to the building will be from the existing gated access to the field.

Site Location

The site in question relates to land located approx. 360 metres down and to the north-west of a lane that leads to a number of properties and Lower Standen Hey Farm off Whalley Road, Clitheroe. The proposal will be set back approx. 32 metres from the lane.

Relevant History

No relevant history.

Relevant Policies

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Development in Open Countryside

Policy SPG – “Agricultural Buildings and Roads”

Environmental, AONB, Human Rights and Other Issues

Members should note that this report is to be read in conjunction with a further report (3/2009/0564) recommending approval for the second phase of the development, as the building is to be constructed in two phases, which together, will result in a building with approx. dimensions of 30.4m x 18.2m x 6.1m in height to the ridge. As the applicant has advised that both phases will be completed at the same time, the report has been written on this basis.

Matters for consideration are the visual impact of the proposal, the potential impact on neighbouring residential amenity and whether or not there is agricultural justification for the building.

With regards to the visual impact of the proposal I note the concerns of neighbouring residents that the proposed structure would be unsightly and too big for the site. Taking into account the comments from the Rural Estates Officer I consider that the siting, scale and design of the proposal is wholly appropriate to this rural location and whilst set back from the roadside it has been positioned to run parallel to a field boundary defined by a mature hedgerow to the south west, together with similar screening on the south east adjacent to the access road offering sufficient screening on approach to the proposed building. Given this I do not consider that it would be significantly detrimental to the visual amenities of the area. 

Turning to the impact of the proposal upon residential amenity I consider that as the proposal is set back from the lane, is well screened by existing mature trees and hedging and that the nearest residential property is approx. 76 metres away the potential impact of the proposal upon neighbouring residential amenity will be minimal. I note the concerns with regards to potential smells from the building, however I consider that as the building is to be enclosed and is a sufficient distance from neighbouring properties the potential impact will be minimal.

It is noted that the applicant does not live on site and as such, neighbours have raised concerns regarding the justification for the building and the applicant’s ability to quickly assist with any issues that may arise. The Rural Estates manager has found there to be sufficient agricultural justification for a building in this location due to the loss of the use of agricultural buildings which the applicant used, on a separate parcel of land to which this proposal relates. It is noted that the applicant owns 11.78 acres (4.77 hectares) of land at Lower Standen Hey Farm and the application site comprises part of this owner occupied land. I am therefore satisfied that the proposal is in accordance with Policy G5 of the Districtwide Local Plan.

In response to concerns regarding the applicant’s management of the building and his ability to respond to any issues that may arise, such as escaping animals, it is solely the responsibility of the applicant to ensure the continued upkeep of the proposal and is not classed as a material consideration in the determination of this application. 

In response to environmental concerns that have been raised by neighbouring residents with regards to potential effluent entering the river system and how manure is to be disposed of the agent has confirmed in writing that ‘the manure generated by livestock housed in the building can be spread on the surrounding land’. In addition, I recommend that appropriate advisory notes be placed on the decision notice which will include the assurance that the building is constructed and designed to ensure that there is no discharge of effluent into any surface water and that the facilities must comply with the Control of Pollution (Silage, Slurry and Agircultural Fuel Oil) Regulations 1991 (as amended 1997).

I am waiting for further comments regarding the reference to the badger sett.

Lastly I note the concerns of neighbouring residents with regards to the upkeep of the private lane, which will provide access to and from the proposed building. It is of concern to residents that the building would cause extra traffic to this lane, mud will be left on the lane and that the applicant does not contribute to its upkeep. In response the agent acting on behalf of the applicant has confirmed in writing that the applicant has ‘a full and unrestricted right of access on the private road and he has in the past contributed to the up-grade of the road’. With regards to concerns relating to increased traffic I do not consider that the operations carried out by the applicant would significantly contribute to, or be detrimental to highway safety. With regards to blocked access and delays by the applicant I consider that due to the very nature of large agricultural vehicles this may occur from time to time, however I do not consider that this would be sufficient as to warrant refusal.

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.

NOTE(S):

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

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

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

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

2.
The facilities must comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991 (as amended 1997) and the “Code of Good Agricultural Practice for the Protection of Water”. Only clean surface water from roofs and paved areas should be discharged to any surface water soakaway.

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

3.
The building should be designed and constructed so that there is no discharge of effluent to any surface water or seepage to underground strata.


Any manure must be stored and handled so as not to pollute surface or underground waters.

4.
Under the terms of the Water Resources Act 1991, the prior written Consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water, including groundwater via soakaways, and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters. Such Consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld. (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

5.
Any fertilizer storage facilities must be sited in properly constructed bunded areas of sufficient capacity to avoid contamination of any watercourse, surface water drains or groundwater source in the event of spillage.

Agrochemicals and pesticides should be stored and used in such a manner so that pollution of surface or groundwater cannot occur.

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

APPLICATION NO:
3/2009/0564/P
(GRID REF: SD 373649 439680)

PROPOSED MIXED USE AGRICULTURAL STORAGE AND LIVESTOCK BUILDING (PHASE II ) ON LAND AT LOWER STANDEN HEY, CLITHEROE.

	PARISH COUNCIL:
	No objections.



	RURAL ESTATES OFFICER:
	Concludes that although the building is isolated, that there is an agricultural justification and there is a need for the building.

	
	

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

· The large structure would be very unsightly; it would affect the views from our property. During the winter months the full structure would be visible. The proposed building is enormous; we feel it is too big for the site.

· The applicant lives in Rossendale, it would take him over 45 mins to deal with any emergency. We have seen the sheep stock escape onto the lane; it has taken him 2 days to deal with this problem.

· The smell would be unacceptable.

· It is mentioned that the proposed building is to replace an existing building, we have lived here at Standen Hey, and we have never seen a building in that field.

· The large building would cause extra traffic flow down the lane, which is unacceptable, this extra wear and tear has to be paid for by the existing home owners, and this is a private lane.

· There is a badger set just to the right hand side of the gate leading into the applicant’s field.

· Is a building that large, appropriate / needed in such close proximity to residential housing?

· The lane is a private road where the residents are responsible for the up keep, yet when the applicant uses tractors from his field he leaves the lane in a terrible state, which make it difficult to use due to the amount of mud left on the lane, this is always left and never cleaned up.

· How is the animal effluent going to be disposed of?



	
	On Question 13 of the application there is a local brook running within a couple of metres of the proposed build, this question was answered as no!

	
	· The applicant currently keeps only sheep in that field. During the lambing season he was leaving dead carcasses of sheep and lambs in the field. When I mentioned this to him and said they needed to be removed, nothing was done. What is going to happen if a cow dies?

· The access from Whalley Rd is designated as a footpath and is a cul-de-sac. An unadopted single track laid and maintained by the existing residents, the applicant does not contribute to the maintenance, even though he is a regular user.

· There is no provision for parking, particularly the large heavy agricultural vehicles employed by the applicant. Such vehicles are detrimental to the road surface and damage will ensue, access will be impaired causing unnecessary inconvenience to the residents and walkers who use the footpath. Section 11 of the application ‘Vehicle Parking’ is marked “Not Applicable”.

· At present we suffer blocked access and delays caused by the applicant.

· In Section 16 of the application ‘Trees and Hedges’ the ‘no’ box has been ticked. I disagree; these buildings will become eyesores to all who use the footpath.

· I find the vehicles are a danger to the local residents’ children.

· The applicant doesn’t always keep fences in decent order – resulting in livestock escaping and doing damage on the lane and in resident’s gardens.


Proposal

This report details the second phase of an application for a mixed use agricultural building for the housing of suckler cows and calves as well as secure storage space for agricultural machinery, straw for bedding and manure. The building will be fully enclosed with 12’ high steel gates for access to both the south easterly and north westerly elevation with approx. dimensions of 15.2m x 18.2m x 6.1m in height to the ridge. Materials to be used in its construction are 2 metre high pre-cast concrete panel walls with timber space boarding above with grey fibre cement roof sheets with the addition of approx. 20 rectangular translucent roof sheets. Access to the building will be from the existing gated access to the field.

Site Location

The site in question relates to land located approx. 360 metres down and to the north-west of a lane that leads to a number of properties and Lower Standen Hey Farm off Whalley Road, Clitheroe. The proposal will be set back approx. 32 metres from the lane.

Relevant History

No relevant history.

Relevant Policies

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Development in Open Countryside

Policy SPG – “Agricultural Buildings and Roads”

Environmental, AONB, Human Rights and Other Issues

Members should note that this report is to be read in conjunction with an earlier report (3/2009/0563) recommending approval for the first phase of the development, as the building is to be constructed in two phases, which together, will result in a building with approx. dimensions of 30.4m x 18.2m x 6.1m in height to the ridge. As the applicant has advised that both phases will be completed at the same time, the report has been written on this basis.

Matters for consideration are the visual impact of the proposal, the potential impact on neighbouring residential amenity and whether or not there is agricultural justification for the building.

With regards to the visual impact of the proposal I note the concerns of neighbouring residents that the proposed structure would be unsightly and too big for the site. Taking into account the comments from the Rural Estates Officer I consider that the siting, scale and design of the proposal is wholly appropriate to this rural location and whilst set back from the roadside it has been positioned to run parallel to a field boundary defined by a mature hedgerow to the south west, together with similar screening on the south east adjacent to the access road offering sufficient screening on approach to the proposed building. Given this I do not consider that it would be significantly detrimental to the visual amenities of the area. 

Turning to the impact of the proposal upon residential amenity I consider that as the proposal is set back from the lane, is well screened by existing mature trees and hedging and that the nearest residential property is approx. 76 metres away the potential impact of the proposal upon neighbouring residential amenity will be minimal. I note the concerns with regards to potential smells from the building, however I consider that as the building is to be enclosed and is a sufficient distance from neighbouring properties the potential impact will be minimal.

It is noted that the applicant does not live on site and as such, neighbours have raised concerns regarding the justification for the building and the applicant’s ability to quickly assist with any issues that may arise. The Rural Estates manager has found there to be sufficient agricultural justification for a building in this location due to the loss of the use of agricultural buildings which the applicant used, on a separate parcel of land to which this proposal relates. It is noted that the applicant owns 11.78 acres (4.77 hectares) of land at Lower Standen Hey Farm and the application site comprises part of this owner occupied land. I am therefore satisfied that the proposal is in accordance with Policy G5 of the Districtwide Local Plan.

In response to concerns regarding the applicant’s management of the building and his ability to respond to any issues that may arise, such as escaping animals, it is solely the responsibility of the applicant to ensure the continued upkeep of the proposal and is not classed as a material consideration in the determination of this application. 

In response to environmental concerns that have been raised by neighbouring residents with regards to potential effluent entering the river system and how manure is to be disposed of the agent has confirmed in writing that ‘the manure generated by livestock housed in the building can be spread on the surrounding land’. In addition, I recommend that appropriate advisory notes be placed on the decision notice which will include the assurance that the building is constructed and designed to ensure that there is no discharge of effluent into any surface water and that the facilities must comply with the Control of Pollution (Silage, Slurry and Agircultural Fuel Oil) Regulations 1991 (as amended 1997).

Lastly I note the concerns of neighbouring residents with regards to the upkeep of the private lane, which will provide access to and from the proposed building. It is of concern to residents that the building would cause extra traffic to this lane, mud will be left on the lane and that the applicant does not contribute to its upkeep. In response the agent acting on behalf of the applicant has confirmed in writing that the applicant has ‘a full and unrestricted right of access on the private road and he has in the past contributed to the up-grade of the road’. With regards to concerns relating to increased traffic I do not consider that the operations carried out by the applicant would significantly contribute to, or be detrimental to highway safety. With regards to blocked access and delays by the applicant I consider that due to the very nature of large agricultural vehicles this may occur from time to time, however I do not consider that this would be sufficient as to warrant refusal.

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.

NOTE(S):

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

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

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

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

2.
The facilities must comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991 (as amended 1997) and the “Code of Good Agricultural Practice for the Protection of Water”. Only clean surface water from roofs and paved areas should be discharged to any surface water soakaway.

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

3.
The building should be designed and constructed so that there is no discharge of effluent to any surface water or seepage to underground strata.

Any manure must be stored and handled so as not to pollute surface or underground waters.

4.
Under the terms of the Water Resources Act 1991, the prior written Consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water, including groundwater via soakaways, and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters. Such Consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld. (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

5.
Any fertilizer storage facilities must be sited in properly constructed bunded areas of sufficient capacity to avoid contamination of any watercourse, surface water drains or groundwater source in the event of spillage.

Agrochemicals and pesticides should be stored and used in such a manner so that pollution of surface or groundwater cannot occur.

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

APPLICATION NO: 3/2009/0566/P
(GRID REF: SD 367985 437998)

PROPOSED CHANGE OF ROOF DESIGN FOR THE REPLACEMENT DWELLING APPROVED UNDER PLANNING CONSENTS 3/007/0641/P AND 3/2008/0783/P AT SHIRE LANE FARM, SHIRE LANE, HURST GREEN

	PARISH COUNCIL:
	No objections providing neighbours have been consulted and they have no objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Six letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	The height and design of the dwelling are totally out of character with the existing property which is a modestly sized farmhouse and the properties that surround it.



	
	2.
	The plans represent an increase in volume that far exceeds that stated in Policy H14.



	
	3.
	Shire Lane Farm occupies an elevated position and a house of this height will totally dominate the surrounding properties and countryside.



	
	4.
	The garage has already been changed from a one storey to two-storey building.  The addition to the house with a pitched roof with velux windows strongly suggests an intention to create a three-storey house.



	
	5.
	Concerns over impact of such a large dwelling on the visual qualities of the AONB.



	
	6.
	If a pitched roof is required as opposed to that already approved, the house itself should be scaled down so that it can be accommodated without erecting a house of the height now shown.



	
	7.
	Should permission be granted could a condition be imposed to prevent any further increase in height, volume or footprint.



	
	8.
	Overshadowing and loss of light to the north side of a neighbour’s garden and fruit orchard.



	
	9.
	Concerns over privacy – velux windows could become dormer windows, a landing window on the east wall will directly overlook garden areas and should be removed or at the very least heavily frosted.  South facing rooms would overlook neighbouring land if a hedgerow is removed – can it be protected?



	
	10.
	Increasing the accommodation capacity will increase traffic.  The driveway does not provide enough space for turning.



	
	11.
	The new development will fill the curtilage and there will be no room left for a garden.  To overcome this, part of the meadow has been developed into a garden with a mown lawn enclosed by a new hedge with insensitive ornamental planting.  This is urbanisation of an open field and not on the plans nor allowed under Policy H12.



	
	12.
	Maintaining the extended piece of land with hand held motorised equipment generates a new noise nuisance.  The right of way has been fenced in making the footpath narrow.


Proposal

This is a resubmission of a previously approved scheme for replacement dwelling approved under 3/2007/0641/P and 3/2008/0783/P.  The plans denote a detached dwelling with overall approximate dimensions of 16m x 15.7m (incorporating single storey sun room to the rear) x 7.8m in height.  In respect of the alterations to the house from the previously approved scheme it is the roof profile that has been revised leading to an increase in overall height from approximately 6.7m to 7.8m – the central flat roof section (not visible from either north or south) has been removed with a more traditional pitched roof profile set across the entire property.  Four velux are shown to the rear/southern roofscape.

Construction materials are dressed stonework under slate roof with timber windows and doors.

Site Location

The site is outside any defined settlement limit lying within the AONB.  There is a dwelling to the east and properties to the north-west.  A footpath runs down the eastern site boundary with the landform falling away to the south.

Relevant History
3/2008/0783/P – Change of house type for a replacement dwelling approved under planning application 3/2007/0641/P – approved with conditions 26 November 2008.

3/2007/0641/P – Replacement dwelling – approved with conditions 22 August 2007.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

The principle of the replacement dwelling has already been established under the previous approvals.  The matters for consideration are whether the revisions in design would prove so significantly detrimental to either visual or residential amenity as to warrant an unfavourable recommendation.

In terms of the revisions to the design previously approved, there is the changed roof profile, addition of velux to the rear roofslope and two arrow slit type window openings in the side gable elevations positioned centrally above first floor windows.  The alteration to the roof does result in an increase in overall height by approximately 1.1m meaning that it will be the ridge that runs east/west as opposed to the projecting front and rear gables and chimney that will be optimum height of development.  However, after viewing this from both Shire Lane and the B6243, that runs from Hurst Green to Longridge to the south of the site, I do not consider that this increase would prove so significantly detrimental to the visual characteristics of the AONB or adjacent resident amenity as to warrant unfavourable recommendation.  I am mindful of the elevated setting of the dwelling in relationship to the latter highway and that a public footpath linking the aforementioned road runs down the sites eastern boundary but still conclude that no significant detriment would be caused.  The addition of small slit gable windows would not, I consider, compromise adjacent residential amenity.  In respect of the four velux windows, whilst these will provide natural daylight into that area of the dwelling, they are of such a high level that I am of the opinion that no overlooking will occur.

A number of objections have been received on the basis of the overall size of dwelling and members are reminded that in terms of footprint and number of rooms the plans are the same as granted previously.  It is the revised roof profile that is subject of consideration here and as stated previously, I am of the opinion that the increase is not so significant as to warrant unfavourable recommendation.

In response to comments made regarding a potential third storey in the roof space, the applicants have confirmed that it is not their intention to add rooms in the loft space having the first floor vaulted to the eaves.  With regard to concerns expressed about traffic, I would reiterate that the layout has been previously approved.

Reference has been made to the area of curtilage associated with the house and that the footprint of development means that there is no room left for amenity space.  As Committee are aware, it is up to an individual to decide how much private amenity space they require and there is no policy in the Districtwide Local Plan that sets space standards for this.  The footprint of development within the submitted red edge is an approved level of development and thus it would be unreasonable to now raise this as an issue.  However, objectors have made reference to an area of land to the rear of the dwelling which has been fenced off with a number of trees planted within it.  The planting is ornamental in style with the grass sward being quite tight – an indication of a frequent mowing regime, giving an amenity grass appearance.  That land does not form part of this application and whilst recognising the concerns expressed regarding urbanisation of the countryside and treatment of this land in terms of strimming and mowing, this is outside the remit of the scheme before Committee.  The applicants have stated that it is not their intention to turn the paddock into garden and I would suggest that if Committee are minded to approve the application, then this is a matter which could be monitored by the Enforcement Officer.

In response to other matters raised by objectors, reference is made to the landing window on the eastern gable and request for its removal or frosted glazing.  However, I again remind Members that this is a previously approved feature and as before I do not consider potential overlooking from this to be so significant as to warrant the measures asked for.  Nor do I consider the revision in height to lead to a significant loss of light or cause of overshadowing to the neighbours garden area.

Therefore having very carefully considered all the above, I am of the opinion that the revisions to the scheme as previously approved, accord with policy and would not significantly effect existing residential or visual amenity.  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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.

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

4.
Prior to commencement of any site works, including demolition, the delivery of building materials and excavations to the foundations or services, precise details of the exact position of the tree to the immediate west of the proposed garage, together with its branch spread, shall be submitted to approved in writing by the Local Planning Authority to establish whether the imposition of a protection zone will be necessary for the period of works.

If deemed necessary the identified tree shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice and the protection zone must cover the entire branch spread of the tree within the application site, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

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

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

REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

APPLICATION NO: 3/2009/0591/P
(GRID REF: SD 372749 443844)

PROPOSED TWO STOREY SIDE EXTENSION AND DORMER WINDOW TO REAR ROOF ELEVATION RESUBMSISION AT WESTHOLME, BEECHTHORPE AVENUE, WADDINGTON

	PARISH COUNCIL:
	No comments received at time of report preparation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Scale and massing of the extension represents an over‑intensive development of this semi-detached property which is on a small plot of land.



	
	2.
	The rear extension projecting 4.9m from the existing rear wall would dominate the garden and overshadow an adjacent property and garden.



	
	3.
	The development would be out of keeping with the conservation area.



	
	4.
	The extension and dormer window would have unrestricted views of properties and gardens to the side and rear.



	
	5.
	The dormer window would be highly prominent.



	
	6.
	The two storey side extension roofline will cause shadowing and loss of light to the decking area.


Proposal

Consent is sought firstly for a two storey side extension in place of an existing single storey garage which would be demolished.  The extension would have overall approximate dimensions of 3m x 8.3m x 8.3m in height and be constructed of render and tiles to match the existing dwelling.  It would have a garage at ground floor with bedroom and bathroom above, with two velux roof lights in the side and front and a piked dormer on its rear which is actually positioned on the original roof.  The roof profile of the extension is hipped to reflect that of the existing.

The second part of the scheme is a rear single storey extension with approximate dimensions of 3.4m x 4.9m x 3.8m in height on the footprint of an existing flat roofed conservatory type structure.  This element would not extend any further beyond the rear building line of the dwelling than an existing lean-to and flat roofed extension and would be constructed of render with a tiled roof.

Site Location

The property is a semi-detached dwelling within the Conservation Area of Waddington.  It is set at the head of a cul-de-sac.

Relevant History

3/2009/0257/P – Two storey side extension and loft conversion with three roof lights.  Refused 22 May 2009.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal given its Conservation Area setting and potential impact on neighbouring residential amenity.

Members will note that a previous application for a two storey side extension was refused under 3/09/0257/P and that was on the grounds that the roof design put forward at that time was considered inappropriate to the detriment of the visual amenities of the area.  However, the roof profile put forward under this application is hipped, as opposed to the gable of the last application, and I am of the opinion that this profile is more appropriate to the street scene and would not cause significant detriment to the visual characteristics of either the Conservation Area or AONB in which the dwelling is set.  The proposal now shows the provision of a piked dormer window to the rear roofscape (positioned on the original roof) and I have assessed the proposal from various angles and am of the opinion that, notwithstanding comments received from objectors, this aspect would not be highly prominent in the wider street scent.  Thus in visual terms I consider it to be an acceptable form of development.

In respect of the single storey aspects of the scheme to the rear of the property again in visual terms I am satisfied they are appropriate.

The remaining consideration therefore is potential impact upon adjacent residential amenity.  Representations have been received on loss of privacy to properties to both the side and rear.  As stated previously, the single storey extension at the rear is replacing a flat roofed conservatory structure with works of a more appropriate design and whilst I acknowledge that there will be the potential for a degree of overlooking to the property and garden immediately to the rear and side, this is not substantially different from that which is experienced already.  In fact the new extension has glazing at a higher level only instead of the full height glazing of the existing conservatory and thus it could be argued that in terms of direct overlooking this scheme is, in respect of the ground floor works, seeking to improve the existing situation.  It is also worth noting that existing glazed patio doors immediately adjacent to the boundary with the other half of this semi-detached property are to be replaced with single doorway and window due to reorganisation of internal space – yet another improvement in terms of sense of being overlooked to neighbouring properties.  Thus I am of the opinion that the replacement single storey works would not significantly impact on surrounding residential amenity in terms of overlooking or light loss.

In respect of the rear piked dormer and two storey side extension, again representations have been received on the grounds of potential loss of privacy.  There is a distance of approximately 30m between the two storey section of the application property and that which lies to its immediate south and whilst recognising that the dormer and new first floor bathroom window may afford some views across neighbouring land, I am of the opinion that the impact would not be so significant over and above that which is already experienced from existing first floor windows as to warrant an unfavourable recommendation on that ground.  Reference has also been made to shadowing and loss of light to a decking area from the two storey extension and after examining this on site again, I do not consider that the two storey works would cause an over-bearing effect or seriously over-shadow the neighbours garden area.

Therefore having carefully assessed all the above, I am of the opinion that the works would not be out of keeping with the Conservation Area setting.  Whilst they are substantial in nature, I am mindful that there is an existing single storey garage and conservatory in situ which mean that the new build elements of development over and above that which exists already represents roughly a 26% increase.  In terms of the overall massing of the scheme, it is the first floor extension and dormer window that have the most impact on the overall scale of the development.  This said, I consider the works have been designed in such a way that they are clearly additive form and conclude that there would be no significant detriment to the AONB, Conservation Area, street scene or adjacent residential amenity from their implementation.  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.

APPLICATION NO: 3/2009/0615/P
(GRID REF: SD 363620 438056)

PROPOSED CONVERSION AND ALTERATIONS TO CREATE SIX APARTMENTS AND SIX PARKING SPACES (RESUBMISSION) AT THE OLD MILL, KNOWLE GREEN

	PARISH COUNCIL:
	Object to the development for the following reasons:



	
	1.
	Concerns over parking area being on opposite side of the road and the highway safety implications of this.



	
	2.
	Inaccuracy on submitted forms in respect of bus service that no longer runs along Lower Road. 



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	Has informally expressed no objection on the basis of an amended plan showing parking spaces as previously approved.  

	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGIST):
	The building is considered as being of historic interest, as an example of a mid 19th Century industrial building.  The proposed conversion will have a significant impact on the historic character and appearance of the building and may result in the loss of some historic fabric.  If the Local Planning Authority is minded to grant permission conditions should be attached.  



	ADDITIONAL REPRESENTATIONS:
	Three letters have been received, two of which object.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Highway safety – vehicles leaving the property will not only have problems seeing the traffic from both directions but will also be a further hazard to the other properties in the area.



	
	2.
	Noise disturbance.



	
	3.
	Devaluation of property.



	
	4.
	Parking is limited for the number of dwellings. 



	
	5.
	Reference to errors on form.  



	
	6.
	Anxious for suitable development to take place as the building is rapidly falling into disrepair – its deterioration will affect the fabric of adjoining properties.



	
	7.
	No provision for bin storage.



	
	8.
	There is no mains gas and no space showed for gas storage.  



	
	9.
	Concerns over security with window openings that slope onto neighbour’s land.



	
	10.
	The development would not feed into mains sewers as there are none in the area.



	
	11.
	Reference to ownership issues. 


Proposal

Consent is sought for the conversion of the Old Mill to six apartments – two on each of the three floors.  At the rear the existing openings would be retained except for a ground floor doorway in the lean-to with eight velux rooflights inserted into the lean-to roof slope.  The application involves the demolition of the front wall of the building which incorporates a projecting bay and its replacement with a straight wall.

The front and rear elevations will mostly be rendered with small sections of exposed stone with stone quoin detailing heads and sills.  The slate roof will be retained. 

Six parking spaces are to be laid out on land immediately opposite to the south side of Lower Road.

Site Location

The building lies to the immediate north of Lower Road set at a dip in the road.  The site lies outside any identified settlement limit with the building falling within the Area of Outstanding Natural Beauty and parking area to the south of the road within land designated open countryside.  

To either side of the building are residential properties with the garden area of Glen View to the west, wrapping round the back of the building proposed for conversion – this land rises steeply as distance from the building increases.  

Relevant History

3/2008/0242/P – Conversion and alterations to create six apartments and six parking spaces.  Refused.  Appeal dismissed.

3/2007/0425/P – Demolition of part bakery and extension of flat into rest of building, construction of car park and deck.  Approved with conditions 10 October 2007.

3/2006/0266/P – Change of use to six holiday apartments and car parking.  Resubmission.  Deemed Withdrawn.

3/2004/0790/P – Conversion of redundant mill to form six self contained holiday apartments with associated parking and landscape works.  Refused 30 March 2005.  

3/1996/0150/P – Conversion of existing redundant photographic laboratory to self contained holiday accommodation (six units), associated car parking and landscaping.  Approved with conditions 18 July 1996.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy ENV10 - Development Affecting Nature Conservation.

Environmental, AONB, Human Rights and Other Issues

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

In respect of principle, the site lies outside any settlement and in this matter I am mindful of the Planning Inspectorate decision on the last application which states:

5.
Turning to Policy G5 of the Local Plan, whilst it allows for sites to be developed for local needs housing outside of settlement boundaries, as an exception to policies of restraint, it also allows for small scale uses appropriate to a rural area which conform to other policies in the Local Plan.  Policies H15 and H16 of the Local Plan allow for the conversion of buildings to residential use, outside of settlements, subject to a number of criteria.  These policies do not specify the need for such dwellings to be affordable.  I find no basis in Policies G5, H15 or H16 to require that all, or indeed any, of the proposed dwellings should be affordable.  

6.
Given the nature and condition of the existing building, its location within a small group of buildings, and the form of the proposed conversion and alterations, I consider that the appeal proposal would meet the detailed criteria set out in the local plan in relation to conversions to residential use.  It would therefore be appropriate in principle, given the settlement strategy of the Local Plan and would accord with Policies G5, H15 and H16.

Therefore, this recent decision from the Planning Inspectorate (which was the same in nature to this scheme but with different design) gives a clear view that, in principle, the scheme, whilst refused on policy grounds previously at the time of housing restraint, is in their judgement in accordance with saved Local Plan Policy.  It is considered that given the this very clear guidance from the Planning Inspectorate in relation to this particular site the matter of principle should be set to one side and the scheme be judged on other material considerations as follows.

With regard to highway safety I note the comments received regarding lack of parking for visitors and visibility when leaving the parking areas but I draw Committee’s attention to the observations of the County Surveyor. Informally he has raised no objections to an amended plan that shows a parking layout as previously approved under 3/2007/0425/P which concerned works to the bakery on the opposite side to the mill building.  Given the historic consent he raises no objections provided the parking areas are kept clear of any obstructions and made available for the parking of vehicles at all times. 

Turning to residential amenity the scheme now put forward retains the existing rear lean-to with the insertion of a number of velux windows to give natural daylight to bedrooms in that part of the overall building.  Whilst I am mindful of the fact that the land form is such that the garden to Glen View is set higher than the rear of the application building and slopes upwards away from the built form, the angle of the roof slope would, in my opinion, prevent any direct overlooking of the neighbour’s garden.  It is therefore the windows at second floor that warrant further consideration in terms of impact on privacy of neighbouring garden areas.  The windows (five in total) are in existence already and it is proposed that these will be obscure glazed to serve bedrooms and bathrooms.  I have discussed whether these openings could be fixed or have any restricted openings with colleagues in Building Control but they have advised that given they serve bedrooms they need to be capable of being fully opened for use of escape in case of fire.  In considering the planning appeal the Inspector concluded in respect of privacy matters that:

Whilst obscure glazing for the bathrooms and stairwell would reduce potential overlooking, this would not be an appropriate solution for the only windows serving bedrooms and lounges at the rear of the property …

However, the provision of obscure glazing has been offered by the applicant with three of the five window serving bedrooms, the other two, bathrooms.   I am also mindful that the fact that these windows are in existence already and thus have historically afforded direct views across the neighbour’s private garden area.  Therefore, having carefully considered this relationship, I do not consider that the scheme as put forward would lead to a significantly greater degree of overlooking than that which is experienced already.  However, Committee should be aware that even if conditions are imposed requiring that these openings be obscure glazed, there will be nothing to prevent any future occupier applying to remove this type of glazing in favour of clear glazing in order to gain more light into habitable space.  This said, on the basis of the plan as presently presented, I conclude that no significant detrimental would be caused to neighbouring amenity.  Reference has been made to potential noise disturbance but I do not consider that residential occupation of this building would prove any more detrimental than the historic use of the premises within Use Class B1.

In visual terms the removal of the projecting bay at the front of the property would have some benefits in terms of improved visibility and highway safety.  The principle of rebuilding this wall in render was established under 3/96/0150/P albeit with different fenestration details and, thus, I am of the opinion that it would be unreasonable to now raise an objection to the use of render as opposed to stone on the front elevation, even though reuse of the stone would be preferable.  

Therefore, having carefully considered all of the above, I am of the opinion that the scheme accords with policy and would not prove significantly detrimental to amenities.

I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The 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 windows on the rear 
elevation of the building shall be obscure glazed with top hung opening 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.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

5.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 19 May 2006.

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

6.
No development approved by this permission shall be commenced until a desk study has been undertaken and agreed by the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on-site contamination.  If the desk study identifies potential contamination a detailed site investigation should be carried out to establish the degree and nature of the contamination and its potential to pollute the environment or cause harm to human health.  If remediation measures are necessary they will be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.

REASON:  To ensure a safe form of development that poses no unacceptable risk of pollution to water resources or to human health in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
This permission shall be implemented in accordance with the proposal as amended by plan received on 27 August 2009 which shows the parking bays to the south side of Lower Road.  The parking areas shown on the plan shall be kept clear of obstructions at all times in order that they be available for the parking of vehicles.

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

APPLICATION NO:
3/2009/0640/P
(GRID REF: SD 376906 456028)

PROPOSED EXTENSIONS AND ALTERATIONS TO DWELLING, CREATION OF NEW VEHICULAR ACCESS AND ACCESS ALTERATIONS.  ERECTION OF ONE DWELLING/CONVERSION OF BUILDING TO FORM HOLIDAY COTTAGE AND CHANGE OF USE OF PADDOCK TO RESIDENTIAL CURTILAGE.  RESUBMISSION AT SMITHY COTTAGE, TOSSIDE

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

This application has three component parts which can best be described as follows.

Works to existing dwelling

There is presently a two storey dwelling on site with attached single storey structures.  The submitted plans denote the demolition of the single storey parts and works to the house namely the provision of a pitched roof to the existing flat roof dormer type addition on the front elevation and pitched roofs to existing single storey side and rear elevations.  These works were approved under a previous scheme which concerned itself with holiday let accommodation (3/2008/0125/P).  

The scheme incorporates a single storey pitched roof garage between the house and Longtons Lane to its west with overall approximate dimensions of 5.8m x 6.3m x 4.1m to the apex of its pitch.

Construction materials to the works to the garage would be painted render to the walls to match the house with a blue slate roof.

A new access is proposed to serve the house to its south leading from Longtons Lane.  A turning head would be formed within the dwellings rear garden area.  

New dwelling

The plans denote the erection of a two storey detached dwelling to the west of the existing dwelling set forward of the building line to that dwelling and a slight angle to infill a gap between the existing house and an outbuilding (see below for treatment to the latter building).  The dwelling would have overall approximate dimensions of 10.3m x 6.5m x 7.2m to the apex of its pitch with a porch position centrally on the front elevation some 2.6m x 1.9m x 3.5m in height.  Construction materials would be stone under a slate roof with UPVC windows and doors.  Whilst no garage is shown, there is an area of paviers between this unit and the existing unit to provide a parking space.  

Holiday cottage

There is presently a single storey attached outbuilding in the north west corner of the site which it is proposed to convert to holiday let.  The details are identical to that approved previously under 3/2008/0125/P and involve the reconfiguration of some of the existing openings in the structure.  

The new dwelling and holiday cottage will have a shared access from the highway with turning space on to which they will front.  The eastern access of the two that exist at present on site will be altered to serve this purpose which necessitates setting back and rebuilding of the boundary wall to the right on egress with the western access being closed off and the boundary made good.  

Site Location

Smithy Garage fronts on to the south west corner of the road junction of the B6478 and Longtons Lane in the centre of Tosside opposite the grade II listed public house.  The entire site falls within the settlement limit of Tosside as defined in the Districtwide Local Plan and lies within the Area of Outstanding Natural Beauty.  Land to the immediate west and south of the detached outbuilding is designated essential open space.  

Relevant History

3/2008/1025/P – Extension and alterations to dwelling, creation of new vehicular access and access alterations.  The erection of two new dwellings and change of use of paddock to residential curtilage.  Withdrawn.

3/2008/0125/P – Construction of three holiday cottages.  Change of use of outbuildings to holiday cottage and alterations to dwelling (resubmission).  Approved with conditions 1 April 2008.

3/2007/1105/P – Construction of three holiday cottages.  Change of use of outbuilding to holiday cottage and alterations to dwelling.  Refused 29 January 2008.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G6 - Essential Open Space.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are principles of development, highway safety and visual and residential amenity.  Given the scheme is in three component parts – each of which has different policy considerations in respect of principle – it is easiest to consider them in turn as follows.

Works to existing dwelling

As stated previously most of the works detailed here have previously been approved under 3/2008/0125/P and thus it is the provision of garage and vehicular access that require more detailed consideration here.  The County Surveyor has raised no objection to this particular element of the scheme and in visual terms I do not consider that the built form of the garage would prove significantly detrimental to the visual amenities of the Area of Outstanding Natural Beauty.  It will appear subservient to the main dwelling with the latter remaining the dominant built form in the wider environment.  Thus, I consider this aspect to accord with policy.  

Holiday cottage

Again, for Member information, the principle of conversion to a holiday cottage and the external alterations to this building have previously been approved.  The key difference is the extent of curtilage and boundary treatment.  The land to the immediate west of this structure is designated essential open space with Policy G6 advising that development will not be permitted… unless it does not compromise the visual quality and value of general openness or the recreational value of the site.  The built development is the change of use of the building and development on the essential open space itself is limited to the change of use of the paddock to residential curtilage – a small part for the holiday let but mainly for the new dwelling.  The paddock currently enables views out from the village and use of the land as garden would not preclude this.  Given it has no recreational opportunities other than for the owner of the land, its use as a garden would comply with Policy G6.  The extent of garden offered to the holiday let is modest as would be expected for accommodation of this type with a 2m high timber fence ensuring a degree of privacy.  Again, given the site is wholly within the defined settlement limit, I am of the opinion that a change of use from paddock to residential curtilage is appropriate in land use terms.  

Thus having considered the above, I am of the opinion that the creation of holiday let accommodation if subject to controls over occupancy, is in accordance with plan policy and that the design would not significantly affect the visual amenities of the Area of Outstanding Natural Beauty or setting of the listed building directly opposite.  

New dwelling

In considering the principle of a new dwelling in this location, it is important to have regard to Policy G4 of the Districtwide Local Plan which allows for the use of infill sites not defined as essential open space.  The land where the property is to be sited does, in my opinion, constitute a small gap within a small group of buildings (dwelling to its west and building to its north east to be converted to holiday let as described above), is not designated essential open space and would not lead to a fragmented pattern of development.  Thus, subject to an appropriate design, development would accord with Policy G4.  

The design put forward is a simple two storey stone dwelling.  It has a garden area which is irregular in shape and wraps round the rear of the proposed holiday let but I do not consider that this arrangement would lead to any significant loss of privacy to future occupants of the holiday let.  In terms of potential overlooking from the new dwelling, it presents a blank gable facing towards the existing house and at first floor a bedroom and obscure glazed bathroom window facing across the garden area to the holiday let.  In terms of residential amenity, I do not consider that the properties at either side of the new dwelling will be significantly affected should it be built.  The site does occupy a relatively prominent position on the roadside and the development will be plainly visible to those approaching Tosside via either Longtons Lane from the south or the B6478 from the west.  I am mindful that with a ridge height of approximately 7.2m it is roughly 1.2m higher than that of the existing dwelling on site.  However, I do not consider that in visual terms a dwelling of these proportions and design would appear significantly out of keeping with the area or detract from the visual qualities of the immediate environment – Tosside having properties of varying styles and heights.  

With regard to highway safety matters I am guided by the observations of the County Surveyor who has raised no objection and therefore on the basis of this I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

REASON:  In order to comply with Policies G1, RT1 and RT3 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

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 Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the units on Plots 1 and 2 including any development within their curtilages as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.

REASON:  In the interests of the amenity of the area in accordance with Policies G1 and G6 of the Ribble Valley Districtwide Local Plan.

5.
The first floor window on the north west elevation of plot 2 serving an en-suite 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to commencement of development precise specifications of the boundary wall treatment of the site to the B6478 shall be submitted to and approved in writing by the Local Planning Authority.  The boundary shall be constructed in accordance with the details so approved and thereafter retained in perpetuity.

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

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL
APPLICATION NO: 3/2009/0499/P
(GRID REF: SD 374419 437302)

RETROSPECTIVE APPLICATION FOR THE ERECTION OF A GARDEN SHED AT OAKWORTH, OLD BACK LANE, WISWELL

	PARISH COUNCIL:
	No objections providing that the shed does not impinge on the amenities of neighbours and that you as a planning authority are satisfied that its design, size and location are acceptable in a Conservation Area.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby resident who supports the application on the following grounds:

· Supports the scheme and considers it in-keeping with the locality.



	
	Two letters of objection have been received which raise the following issues:

· The roof is not of a traditional shape it looks more like an American barn.

· The shed itself is very large and unsightly and does not fit into the conservation area and is visually detrimental.

· The proposal is highly visible from the public highway and the garden areas of my property.



	
	· The structure abuts my boundary wall, which is of natural stone, as the building is positioned against this wall its height above the wall in both its wall elevations and roof make it over dominant and intensive when viewed from my garden areas, which is detrimental to the visual amenity of my property.


Proposal

This is a retrospective application for a garden shed which has been erected towards the north-eastern side elevation of the property facing Pendleton Road with approx. dimensions of 3.8m x 3m x 2.8m to the ridge with a mansard roof constructed of tongue and groove pine, painted dark green to the walls, with a tongue and groove pine roof covered with marley roof felt tiles.

Site Location

The proposal relates to the first detached property on approach to Wiswell from Wiswell Shay, on the junction of Pendleton Road with Old Back Lane.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy ENV16 – Development Within Conservation Areas

PPS1 – Delivering Sustainable Development

PPG15 – Planning and the Historic Environment

The Wiswell Conservation Area Appraisal (The Conservation Studio, 2005)

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the development upon the setting of the Conservation Area and the potential impact on neighbouring residential amenity.  Whilst I acknowledge that the garden shed is sited in close proximity to the boundary wall and at an elevated position to the adjacent residential property I consider that as there is approx. 10 metres between the proposal and the neighbouring property, its impact upon the amenity of these residents will not be significantly detrimental to warrant refusal on this ground.

With regards to the visual impact of the development and its effect upon the setting of the Conservation Area paragraph 4.19 of PPG15 ‘Planning and the Historic Environment’ states that ‘planning decisions in respect of development proposed to be carried out in a conservation area must give a high priority to the objective of preserving or enhancing the character or appearance of the area. Planning Policy Statement 1 ‘Delivering Sustainable Development’ ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area……should not be accepted’.

I consider that as the property occupies a prominent roadside setting, the siting of the proposal towards the north-eastern side elevation of the property adjacent to, and at an elevated position when viewed from Pendleton Road results in a prominent and incongruous feature which is visible when viewed both north-eastwards and south-westwards down Pendleton Road and from Old back Lane. 

In addition, the design results in a wholly modern and inappropriate addition that does not compliment or enhance the more traditional form of the residential property it relates to. One of the ‘weaknesses’ identified in the Wiswell Conservation Area Appraisal (The Conservation Studio, 2005) is ‘some examples of prominently sited and characterless modern design that are not in keeping with traditional styles or materials’. I therefore consider that the proposal does not reflect the character of the area in terms of design and materials resulting in a visually intrusive addition to the detriment of the Conservation Area.

RECOMMENDATION 1: That planning permission be REFUSED for the following reason(s):

1.
The proposal due to its siting, design and materials is considered detrimental to the character and appearance of the Conservation Area contrary to Policy G1 and ENV16 of the Ribble Valley Districtwide Local Plan. 

RECOMMENDATION 2: That the Council takes appropriate enforcement action in removing the development.
APPLICATION NO:
3/2009/0537/P
(GRID REF: 368593 432063SD) 

PROPOSED TWO STOREY SIDE EXTENSION AND REAR SINGLE STOREY EXTENSION AT 23 KNOWSLEY ROAD, WILPSHIRE, BLACKBURN, BB1 9PX.

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



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor recommends refusal of this application on highway safety grounds. 

At present there is a garage and substantial driveway to No.23 that can accommodate 4 vehicles. The proposed extension involves building across the driveway and creating a four-bedroom property with no garage and a driveway that can accommodate only one vehicle. Further to this, no provisions have been made to allow this single vehicle to enter and exit in a forward gear.  



	
	Amended Plan comments

The amended plan indicates that two spaces can be provided from within the land at the front of this property. One space occupies what remains of the existing driveway and the second runs directly in front of the bay window. 
The proposed off street parking provision is a reduction in that available at present. The proposed extension to the property includes a fourth bedroom. For a residential property of this size the provision of a minimum of three off street parking spaces is required. This is to minimise the potential detriment to other road users that would result from additional on street parking and the associated highway safety implications. 
The space shown across the bay window is not readily accessible from Knowsley Road. Furthermore, when a vehicle is parked in the space in front of the two storey side extension it is not possible to manoeuvre safely to/from the space in front of the bay window. 


	
	In view of the reduction on amenity being proposed and the sub-standard parking provision being suggested, the County Surveyor maintains his recommendation that this proposal be refused on highway safety grounds.

	ENVIRONMENT AGENCY:
	The Environment Agency objects to the proposed development as the proposal is above a culverted watercourse. 

Development above culverts is not considered good practice, as it will prejudice future replacement restoration and can restrict necessary access to the watercourse.  The watercourse in question is designated an "ordinary watercourse" and unlike Main River watercourses, the Environment Agency have no Byelaw control over development over or within 8 metres of the top of the bank of the watercourse. 



	UNITED UTILITIES
	United Utilities objects to the application as a public sewer and manhole are situated under the proposed rear extension.



	ADDITIONAL REPRESENTATIONS:
	A nearby neighbour objects for the following reasons:
The proposed extension does not meet with Lancashire County Council parking standards. Under current LCC regulations a three bed-roomed property must allow for off road parking for two vehicles.  Number 23 is currently a three bed-roomed house that will, if planning is approved, become a four bed-roomed house with space for only one off road vehicle as per plan.  

We understand that it makes sense to extend, however, in order for this application to be approved we would like to see allocation made for off road parking for at least two vehicles in line with current LCC parking standards.


Proposal

The application seeks permission to erect a two storey side extension and single storey rear extension which will incorporate a study room, shower room and extended kitchen at ground floor level with an additional bedroom with ensuite facility at first floor level. 

The two storey side extension would project approximately 2.7m from the side elevation and will be set back approximately 2.1m from the front elevation of the existing dwelling. The extension would be set down from the ridge of the main dwelling by approximately 0.6m.

The single storey extension would tie into the two storey side extension and project from the rear of the property by approximately 3.9m. It would extend across the whole of the rear of the property and tie into a similar single storey extension approved at the adjoining property (no. 25).

Site Location

The property to which this application relates is located on the western side of Knowlsley Road which is within the settlement boundary of Wilpshire, as defined by the Ribble Valley Districtwide Local Plan. The property is semi detached and overlooks open farmland to the rear.

Relevant History

3/2005/0982P – Proposed gable end double storey extension and rear single storey extension -  Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings” 

Environmental, AONB, Human Rights and Other Issues

The application has been brought before the Committee as planning permission has previously been granted for the works proposed (Planning Application 3/2005/0982). As the applicant did not start work within the three year time limit, this new application has been submitted.  A number of objections have been received from consultees who were either not consulted, or chose not to comment on the previous application which has now resulted in the change in recommendation.

The main issues in considering this application are the possible effect the proposed works may have on neighbouring properties, the streetscene, the culverted watercourse and on on-street parking.

Looking at all the proposals, overall there would be minimal neighbouring impact. There would be no loss of light to the neighbouring property no. 22, due to the location of the proposals and the position of the adjacent property. Overlooking would also not be an issue as the side elevation of the two storey and single storey extension would not have any windows. 

The design of the proposals is acceptable as they comply with the SPG “Extensions and Alterations to Dwellings”. The two storey side extension appears as a subordinate addition due to it being set down from the main roof ridge and set back from the front of the property. The lean to single storey rear extension ties into the adjoining properties rear extension, recently approved under delegated powers (Planning Application: 3/2009/0536). All of the proposals would fit in with the existing house and would not form a detrimental feature within the street scene. 

United Utilities have objected to the rear single storey extension as a public sewer and manhole are situated under the extension. The Agent has been in discussions with United Utilities and this problem could be resolved at the building control stage. Having spoke to United Utilities they would need a CCTV survey to be done to verify the existing situation as a forerunner to a diversion of the sewer and relocation of the manhole, and they are satisfied that a suitable planning condition would control this matter.

The Environment Agency has also objected in principle to the proposals as the development would be built over an existing culvert. The Environment Agency Planning Liaison Officer and the Agent for the application have been in discussions over this matter and the applicants should now be aware that as the riparian landowners they are legally responsible for maintaining and/or repairing the watercourse and maintaining the flow through their land.   Members should remember that the Environment Agency have stated in their response that they have no Byelaw control over development within 8 metres of the top of the bank of the watercourse. The agent has written a letter, dated the 6th August 2009, confirming that the issue with the culvert would be addressed and solutions sought to overcome the problems posed by the culvert should the application be approved. If the Committee were minded to approve the application a suitable condition would need to be imposed.

In addition, the Highways Engineer, as well as the nearby neighbours, has also objected to the proposals due to the reduction in car parking that would result if the application were approved. The County Surveyor has stated in his reasons for objecting that the existing property has a single garage and space for three cars at the side of the dwelling. The two storey side extension proposed would be built over the existing car parking area and consequently the garage/ proposed shed would be inaccessible. Although the County Surveyor did not comment on the previously approved application, the Committee should note that the Regional Parking Standards have recently been reaffirmed and given greater weight by being included in the draft North West Regional Spatial Strategy review. The County Surveyor requires the provision of a minimum of three off street parking spaces given the application seeks a fourth bedroom. The application initially provided only one parking space, although an amended plan has since been submitted, dated the 26th August, which shows the removal of the front boundary wall to provide an additional space in front of the bay window.  The distance from the front of the property to the boundary wall is approximately 2.4m and the space could only be accessed if the other space proposed wasn’t occupied. The County Surveyor therefore considers the proposed parking layout to be substandard, as a result his objection remains that the proposal is unacceptable on highway safety grounds. Therefore, in the interest of highway safety the application is thus recommended accordingly.

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

1.
The proposed development would lead to sub-standard parking provision that would be to the serious detriment of highway safety contrary to Policy G1 of the Districtwide Local Plan.

2.
The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to the reduction in off street parking and the lack of parking provision which would be inadequate for the resultant 4 bedroom property. 

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

APPLICATION NO:
3/2009/0517/P
(GRID REF: SD 379989 445397)

PHASE ONE OF A TWO PHASE PLAN FOR A FREE RANGE POULTRY UNIT AT STUBBS WOOD FARM, RIMINGTON LANE, RIMINGTON, CLITHEROE

	PARISH COUNCIL:
	No objections.



	LCC TRAFFIC & DEVELOPMENT ENGINEER:
	No objection in principle to this application on highway safety grounds.



	LCC LAND AGENCY:
	No objections and consider there is an agricultural justification.



	ENVIRONMENT AGENCY:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received. 




Proposal

The application seeks permission for the erection of a new free-range poultry building. The building will be 85m long x 18m wide, giving a total floor area of 1530sq.m. and putting this application within the ‘Major Applications’ category. The building will be of a steel portal framed design and will be clad in juniper green box profile sheets to the walls and roof. The height to the eaves will be 2.4m with a ridge height of 5.3m with ventilation provided along the ridgeline.
Site Location

The site is located on the south side of Rimington Lane, on the outskirts of Rimington. There is no dwelling at range of buildings, but the applicant lives to the south of the site at Stubbs Wood Farm, approx. 1/3 of a mile away. The building would be approximately 31m from the highway. The new building would be positioned to the west of an existing range of buildings, screened from the adjacent highway by existing and proposed planting. The area is designated as being within the open countryside within the Local Plan.

Relevant History

3/2009/0518 – Phase two of a two-phase plan for a free-range poultry unit – Granted Conditionally.

3/1998/010N – Cover to silage storage area – Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy SPG - Agricultural Buildings and Roads.
Environmental, AONB, Human Rights and Other Issues

The application relates to a large agricultural holding, lying within on land designated as open countryside on the outskirts of the village boundary of Rimington. The applicant and his parents collectively own and rent approx. 220 acres of land. They currently have a commercial sheep flock and are proposing to diversify into free-range egg production. The two-phase project proposes a poultry production unit and a building to house the dung from the poultry unit itself. This planning application seeks permission for the erection of a free-range poultry building.
The three main issues arising from this application are the visual impact of another building at that location, any potential impacts on the amenity adjacent neighbouring dwellings and whether or not there is an agricultural justification for this new agricultural building.

With regards to the visual impact on the location within the open countryside, it must be noted that the existing buildings on site are fairly open to the adjacent highway, and only partially screened by existing boundary planting on the west of the site. As such, it must be considered as to whether or not this proposal creates further prominence, or whether there will be a minimal impact. The location of the building on site has been altered following discussions with the Agent, in order to set the building nearer to the existing range of buildings and further into the site. However, the extent to which this can be done is limited due to the topography of the site and the requirement for the hens to roam free to the west of the building. It is considered that the design and style of the building is appropriate for this type of area, and the types of cladding materials are appropriate to its use. The colour of cladding for the building can be dealt with via a condition. Given that the building will screened by further planting on the northern and western boundary of the site, it is through this that it will be viewed and against the backdrop of the existing agricultural buildings on site. As such, it is considered that the proposed site provides the most appropriate location in that it will provide adequate vehicular access and will blend in sufficiently with the existing nucleus of buildings, limiting the further built development spreading into the open areas surrounding the existing buildings. As such I do not consider it will be unduly prominent to the detriment of the visual amenity of the area.
With regards to whether or not there is a justification for this building the Senior Land Agency Assistant considers the floor area and the proposed scale of the building to be appropriate, and taking into account the scale of the proposed activities and the existing facilities on the holding, he is of the opinion that the proposed buildings are reasonably necessary and that there is a sufficient agricultural justification for this proposal.

In regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, it is considered that as the nearest property is over 225m away from this site and that the site is sufficiently screened by trees, hedges and various types of planting on the boundary, this development will have little if no impact on the nearby residents. The Councils Environmental Health Officer raises no objection to the scheme but advises that the proposed poultry house has an integral manure collection system involving a slatted floor and conveyor belt system which allows for regular collection of manure, two or three time a week, which ensures that the manure remains dry and essentially odour free.

Therefore, as an agricultural justification for a building of this size in this location has been demonstrated and, given its location adjacent to existing buildings, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.
RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Development Services providing no new material considerations are raised during the statutory consultation period. 

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

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site within the open countryside.

3.
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.

4.
The approved landscaping scheme shown on the amended plans and details submitted on 24 August 2009 shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

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

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 24 August 2009.

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

Informatives

All foul drainage, including contaminated surface water run-off, must be disposed of in such a way as to prevent any discharge to any borehole, well spring, soakaway or watercourse, including dry ditches with connection to a watercourse.

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

The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997) and with DEFRA "Code of Good Agricultural Practice for the Protection of Water". Agrochemicals and pesticides should be stored and used in such a manner so that pollution of surface or groundwater cannot occur.

APPLICATION NO: 3/2009/0661/P
(GRID REF: SD 372971 441861)

PROPOSED CONVERSION OF STORAGE BUILDINGS AND EXTENSION TO STORAGE BUILDINGS TO FORM 6 HOUSING UNITS (3 OF WHICH ARE TO BE AFFORDABLE HOUSING) RESUBMISSION AT OLD WESLEYAN SCHOOL, UNION STREET, CLITHEROE

	TOWN COUNCIL:
	No comments received at the time of report preparation.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle on highway safety grounds.  The parking provisions indicated are consistent with standards accepted by LCC.  However, I will require the provision of a standard width footway along the development frontage consistent with that provided from 1 Chapel Close. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Five  letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Concerns over parking as Union Street is already blocked with cars.



	
	2.
	Road network inadequate to accommodate level of traffic.



	
	3.
	Impact on sewage system which already has a recurrent problem.



	
	4.
	Impact on privacy and light to neighbours from the extension of the storage building.



	
	5.
	Noise nuisance.



	
	6.
	Over-development of the site to provide maximum return on builders’ investment.



	
	7.
	Devalue property prices.



	
	8.
	Taking part of a maintained public highway for gardens in front of the proposed units 1 and 2 should not be allowed.



	
	9.
	Question safety of a dwelling immediately adjacent to a substation.



	
	10.
	No provision for wheelie bin storage.


Proposal

Consent is sought to convert an existing old school building to three residential units, conversion of an adjacent building to residential with a two storey extension to the latter building providing a further two residences.  The plans propose a number of changes to the external fabric of the building as follows.

The southern single storey section would have its roof height raised by approximately 800mm with two velux to the front and four to the rear with accommodation provided at both ground and first floor level.  Revised window openings on ground floor and first floor with a rendered finish are also shown.  A garden wall is annotated at the front of this building on the existing kerb line to enclose amenity space for the two units formed.  No windows are proposed in the rear wall of this section of the building but the central section of the main school building would have two new rear windows – one of which being obscure glaze and the other a recessed kitchen window.  These three units will be affordable dwellings for rental with a draft Section 106 Agreement submitted as part of the application.

Units 4 – 6 are provided to the north of the site.  There is an existing stone outbuilding that provides garage accommodation with the other half of this being converted to provide a two-bed unit.  The small wood store to its frontage would be removed and replaced with a porch and a small single storey kitchen extension to the rear.  Immediately adjacent to this, two new units will be built with approximate overall dimensions of 7m x 10.8m x 6.8m to apex of their pitch.  Construction materials would be stone to front and part rear elevations, a rendered side and slate roof.  These three units would be market value properties.

Parking for the development is shown immediately to the front of units 4-6, in front of unit 3 and the section of the school building that has previously been converted to residential accommodation.

Site Location

The site is formed by an old school building which at present is used for storage of building materials and the other half of which is a dwelling let out by the site owner.  There is a single storey extension to one side of the school and a two storey building to the other – both used for storage of building materials.  There are residential properties to the west, set at a lower level, and a detached dwelling to the north of where the new build unit are shown.  It lies within the identified settlement limit of Clitheroe.

Relevant History

3/2008/0790/P – Conversion of storage building and extension of storage building to form 6 housing units (3 of which to be affordable).  Refused 7 November 2008.

3/89/0422/P – Formation of garden area adjacent to existing dwelling.  Approved with conditions 24 October 1989.

3/87/0746/P – Renewal of temporary permission for use of premises as a joiners workshop.  Approved with conditions 13 January 1988.

3/86/0324/P – Change of use of garage workshop into business premises for carpenter and joiner.  Approved with conditions 3 July 1986.

3/84/0472/P – Conversion of school to dwelling.  Approved with conditions 23 October 1984.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H21 - Affordable Housing - Information Needed.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, highway safety and matters of visual and residential amenity.

In respect of the principle of development, the site is within the settlement limit of Clitheroe and given that the previously restrictive approach to housing development has been lifted in light of the Regional Spatial Strategy, I am satisfied that the provision of six residential units would in principle accord with policy.

Members will note from the planning history above that a previous application for the conversion of this building and associated works was refused and this resubmission has attempted to address these reasons for refusal – highway safety, over-development of the site to the detriment of neighbouring amenity and design.

It is evident from the observations of the County Surveyor that the revisions to the parking areas immediately in front of unit 3 and the section of the school building that is already residential has addressed his previous concerns.  Thus in highway terms the previous reason for refusal has been resolved.

Turning to potential impact on neighbouring amenity, I am mindful the property to the immediate rear of the application building and a proposal to insert a kitchen and utility area window facing towards their property.  The submitted plan does not show an existing single storey lean-to extension which number 43 to the rear has, but Members should be aware that due to land levels, the ground floor window as proposed as part of this application would be approximately at the height of that dwellings first floor.

The utility window is shown as obscure glazed and the kitchen window recessed and angled.  There is a distance of approximately 8m between the original rear wall of number 43 and the school building.  An obscure glazed window would restrict direct overlooking and it could be a condition that the window be a fixed pane to minimise its impact even more.

With regard to the recessed window, this is angled to direct views across the rear of number 43 towards the roadway as opposed to directly facing the back of that house.  There is a single storey side lean-to extension but as stated previously the respective land levels means that views would be above the height of persons utilizing the majority of the rear garden are to number 43.  I am of the opinion that the insertion of a window opening even of this format would give a sense of being overlooked and thus the window should be obscure glazed which would respect privacy yet, at the same time, allow light into the newly formed property.  This scheme does introduce four velux on the rear roof slope but given respective land levels I consider any views to be gained would be above neighbouring garden areas as opposed to looking directly down onto them.  Thus I do not consider they would affect privacy levels.

The other neighbouring property that is potentially affected is that which lies to the side of the new build element.  That detached house has some windows in its gable but discussions with the owner of that property in relation to the last application revealed that first floor windows serve a bathroom and secondary window to the bedroom.  I do not consider their amenities would be significantly affected by this development.

The school already has one residential unit within it, with there being windows in the northern gable of the building serving that property.  The scheme proposed here would involve the creation of a new dwelling to the immediate north of this by utilizing existing buildings.  The accommodation would be to the side and over an existing garage.  At present there is a central first floor opening in that structure but the plans denote a revision to the fenestration detailing to provide two first floor windows serving lounge and bedroom.  Previously there were concerns over proximity of these windows to those of the existing residential accommodation and indeed this was one of the reasons that the last application was refused due to an unsatisfactory relationship in terms of the potential impact on privacy.  However, as part of this proposal the existing gable window to the residential property already in existence has been annotated on the plans to be removed and replaced with an obscure glazed fixed light window in order to maintain privacy levels.  After careful consideration I am of the opinion that this arrangement is satisfactory and as a further safeguard permitted development rights could be removed for the insertion of any new window openings in order that amenities can be protected.

With regard to the visual impact of the alterations to the existing built form on site and erection of two units, I do not believe that the works would prove significantly detrimental to the street scene or character of the old school building.

In terms of revisions to the scheme since the refusal, this submission has deleted the front dormers to the southern section of the building as these were considered to break up the simple roofscape of the structure to the detriment of the street scene.  The plans now before Members show a roofscape to the roadside that is punctuated by two velux and I consider this to satisfactorily address the previous concerns.  On the basis of this and having regard to all the above, I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That Committee be minded to approve the application subject to the following conditions and therefore defer and delegate to the Director of Development Services to await the satisfactory completion of a Section 106:

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 be read in accordance with the Section 106 Agreement dated …..


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

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.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.

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

5.
The window(s) on the western elevation(s) of the building to unit 3 shall be obscure glazed with that to the utility being a  fixed light 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 he Ribble Valley Districtwide Local Plan.

6.
Prior to occupation of any of the units numbered 4, 5 and 6, the existing gable window on the first floor to the existing residential unit within the school shall be removed and replaced with an obscure glazed fixed light window to the written satisfaction of the Local Planning Authority.  The window shall thereafter be retained 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.

7.
No part of the development hereby approved shall commence until a scheme for the provision of a footway along the development frontage has been submitted to and approved in writing by the Local Planning Authority in consultation with the Highways Authority.  the scheme shall be provided in accordance with the details so approved prior to occupation of any of the units.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in order to satisfy the Local Planning Authority and Highway Authority that the details are appropriate.   

NOTE(S):

1.
The development has a low risk of impact on protected species, however in the event that any bats are found or disturbed, work must cease with immediate effect until further advice is sought from a qualified/licensed ecologist.

INFORMATION / DECISION
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