RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 8 OCTOBER 2009
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

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

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2009/0035/P
	Alterations to create a new self contained apartment at first floor and relocation of external steel flue pipe 
	28 Cockerill Terrace

Barrow

	3/2009/0459/P
	Replacement of existing garage and new sun room and store at the rear and side 
	Homestead, Eastham Street

Clitheroe

	3/2009/0487/P
	Application for variation of condition no. 7 of planning consent 3/2006/0957/P, to enable the applicants to hire out the indoor riding arena for private use for the purpose of training and exercising horses on an occasional basis. 
	Carholme Farm

Settle Lane

Paythorne

	3/2009/0538/P
	Rear single storey extension 
	25 Knowsley Road, Wilpshire

	3/2009/0549/P
	Demolition of the existing rear conservatory and replacement with enlarged two storey extension providing a sitting room with enlarged bedrooms/ en-suite bathrooms above
	2 Damson Close

Brockhall Village

Old Langho

	3/2009/0574/P
	Two storey and single storey side/rear extension and new access onto Knowsley Road with closure of existing access onto Knowsley Road West  
	69 Knowsley Road West

Wilpshire

	3/2009/0576/P
	Proposed alterations to existing garage to create a bedroom at first floor over the existing ground floor space in the garage, with a two-storey side extension to the garage to provide new stair and ground floor W.C.
	Middle Barn

off Nook Lane 

Bolton-by-Bowland

	3/2009/0584/P
	Creation of extension to right-hand side (gable) elevation 
	5 Risedale Drive, Longridge

	3/2009/0586/P
	Proposed concrete garage
	2 Brown Street, Clitheroe

	3/2009/0587/P
	Replacement windows and internal alterations 
	Dinckling Green Farm Cottage, Little Bowland Road

Whitewell, Clitheroe



	3/2009/0592/P
	Proposed single storey garden room to side elevation. Resubmission
	Holkers Cottage

Whins Lane, Read

	3/2009/0593/P
	Replacement house type for Barn Conversion adjacent 1 Chapel Brow (Re-submission)
	Workshop, Chapel Brow

Longridge

	3/2009/0594/P
	Demolition of existing hardwood conservatory and replacement with new PVCu Conservatory 5.72m x 2.67m
	1 Weavers Croft

Billington

	3/2009/0596/P
	Proposed lean-to extensions to replace existing flat roofed outhouses. Proposed porch to the front elevation and proposed single garage 
	16 Kingsmill Avenue

Whalley

	3/2009/0604/P
	Garden room extension to existing property and construction of detached garage with a store at first floor level 
	Patchwork Cottage

Mount Pleasant, Townend

Slaidburn

	3/2009/0607/P
	1 non illuminated fascia sign and 1 non illuminated hanging sign 
	40 King Street, Whalley

	3/2009/0608/P
	Erect wood grain UPVC double glazed conservatory to rear of property  
	58 Mardale Road, Longridge

	3/2009/0609/P
	One externally illuminated hanging sign and one externally illuminated fascia sign 
	40 Berry Lane, Longridge

	3/2009/0611/P
	Four box signs on the exterior of the building detailing the three occupiers of the building and their professions and services (Resubmission) 
	Victoria House

34 Wellgate

Clitheroe

	3/2009/0612/P
	Roof over existing live stock yard to reduce dirty water run-off
	Carlinghurst Farm

Dutton

	3/2009/0619/P
	Dormer window to front elevation 
	9 Springs Road, Longridge

	3/2009/0621/P
	Retrospective application for a single storey rear extension
	8 Buttermere Drive

Longridge

	3/2009/0623/P
	Demolition of single storey kitchen wing and rear porch (partially).  Alterations to existing kitchen and new utility room extension (Resubmission) 
	The Hollies

York Lane

Langho

	3/2009/0624/P
	Conversion of existing residential garage to form office/study accommodation 
	Great Mitton Hall, Mitton

	3/2009/0625/P
	Proposed single storey rear extension and a front porch
	12 Goosebutts Lane

Clitheroe

	3/2009/0626/P
	Installation of new 12 x 2 tonne underground LPG tanks including rerouted fencing and creation of tanker lay-by 
	Gisburn Lodge

Gisburn Park Estate

Gisburn

	3/2009/0627/P

Cont/

cont….
	The creation of a new recreation area for resident activities connected to the existing psychiatric unit, within a secure fenced boundary including the erection of new security fencing with vehicle ‘air-lock’ and removing of existing liquid propane storage vessels, concrete base and the adjacent gabion wall
	Gisburn Lodge

Gisburn Park Estate

Gisburn

	3/2009/0629/P
	Construction of roof to cover existing slurry storage
	Raygill Moss Farm Gisburn Road Bolton By Bowland

	3/2009/0630/P
	Partially retrospective application for sand paddock for private use at land to rear
	50 Riverside, Clitheroe

	3/2009/0634/P
	Retrospective application for a non-illuminated fascia sign
	6 Wellgate, Clitheroe

	3/2009/0635/P
	Conversion of roof space to provide three bedrooms and two bath/shower rooms, with dormer windows to front and rear elevations 
	14 Haugh Avenue

Simonstone

	3/2009/0638/P
	Proposed first floor extension
	12 Holly Grove, Longridge

	3/2009/0639/P
	Proposed extension to the rear of the property to create large dining area/kitchen 
	Stoneyclough

Dunsop Bridge, Clitheroe

	3/2009/0645/P
	Erection of two storey rear extension (Resubmission) 
	Dean Slack Head

Smalden Lane, Grindleton

	3/2009/0648/P
	Erection of wooden single garage to rear of the dwelling
	4 Piggery Cottages

Withgill, Clitheroe

	3/2009/0649/P
	Change of use of existing residential workers dwelling to holiday letting accommodation
	Todber Caravan Park

Burnley Road

Gisburn

	3/2009/0651/P
	Amendment to planning consent 3/2009/0228/P for a single storey kitchen/ sun lounge extension
	4 Ennerdale Road

Longridge

	3/2009/0653/P
	Single storey side extension to incorporate link to former garage 
	Tythe Barn, Whins Lane

Simonstone

	3/2009/0660/P
	Internal alterations at ground floor level and insertion of two picture windows to gable wall 
	64 Berry Lane, Longridge

	3/2009/0662/P
	Conversion of existing garage to form new kitchen
	18 Clitheroe Road, Whalley

	3/2009/0663/P
	Extension to rear of dwelling
	26 Whalley Road, Langho

	3/2009/0665/P
	New glazed lobby to be built around store entrance
	Tesco Stores Limited

Duck Street, Clitheroe

	3/2009/0667/P
	Proposed porch 
	Higher Seed Green Farm

Stonygate Lane, Knowle Green

	3/2009/0668/P
	Rear conservatory extension
	7 York Lane, Langho

	3/2009/0670/P
	Dismantling of the existing asbestos clad garage and replacement with a new timber garage 
	56 Pasturelands Drive

Billington

	3/2009/0672/P
	Single storey side extension to form garage and store 
	Rosegarth

42 Henthorn Road, Clitheroe

	3/2009/0683/P
	Renewal of planning consent 3/2004/0852/P, to build a new 4 bedroom detached house with garage on land


	Sawley Road

Grindleton

	3/2009/0684/P
	Replacement dwelling (Revised Submission) following grant of planning permission 
	Black Sticks Farm

Black Sticks Lane, Chipping

	3/2009/0687/P
	Garage extension and proposed single storey extension to provide granny annex 
	Ellis House, Kenyon Lane

Langho

	3/2009/0693/P
	Application for the discharge of condition no. 2 (materials), condition no. 4 (containment/storage/removal of waste), condition no. 5 (drainage), condition no. 6 (proposed earth works), condition no. 8 (species/habitat protection measures), condition no. 9 (landscaping scheme) and condition no. 10 (protection of trees) of planning consent 3/2009/0087/P
	Brookside Farm, Moss Side

Lane, Thornley, Lancashire.



	3/2009/0694/P
	Application for the discharge of condition no. 2 (materials), condition no. 3 (containment/storage/removal of waste) and condition no. 4 (drainage) of planning consent 3/2007/0910/P 
	Land at Brookside Farm,

Moss Side Lane, Thornley

	3/2009/0702/P
	First floor extension over existing kitchen at rear of building to form new bedroom (s) and relocate and enlarge existing bathroom 
	27 Redwood Drive

Longridge

	3/2009/0704/P
	Application for discharge of condition 1 – commencement of work, condition 2 – visibility splay relating to 3/2009/0131/P 
	Linwood House

Clitheroe Road

West Bradford

	3/2009/0708/P
	Application for discharge of condition no. 2 (relating to materials) of planning consent 3/2008/0855/P
	3 Windermere Avenue

Clitheroe

	3/2009/0716/P
	Amendments to previous planning application comprising of additional windows to second floor front and rear elevation; 3no. rooflights to main building; existing windows to proposed staircase position altered and 1no. Velux to be omitted from front elevation (secondary building)
	The Barn

Chapel Brow

Longridge

	3/2009/0717/P
	Discharge of conditions
	The Grand

York Street, Clitheroe 

	3/2009/0733/P
	Installation of storage container 
	Longridge High School

Preston Road, Longridge

	3/2009/0754/P
	Discharge of Conditions in relation to materials
	Land off Stoneygate Lane

Ribchester


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0352/P
	Retention of agricultural worker’s dwelling and residential curtilage for temporary period of three years 
	Lower Monubent Farm, Hellifield Road, Bolton-by-Bowland
	Retention of agricultural worker’s dwelling and residential curtilage for temporary period of three years at Lower Monubent Farm, Hellifield Road, Bolton-by-Bowland

	3/2009/0595/P


	Take down one wall of lean-to outhouse; extend outhouse with three new walls; replace and extend roof in slate; new internal doorway into the house 
	13 Railway View Road

Clitheroe
	The proposal would result in the loss of an apparently original building element important to the character of the listed building and the detrimental incursion of new development into the distinct and complementary rear yard setting of the listed building.

	3/2009/0597/P
	Post mounted non-illuminated sponsorship acknowledgement sign at Traffic Island 


	junction of A59 Clitheroe By-Pass/A671 Whalley Road
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0598/P
	Pole mounted non-illuminated sponsorship acknowledgement sign at Traffic Island


	junction of Longsight Road A59/A666 Whalley New Road
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0599/P


	Pole mounted non-illuminated sponsorship acknowledgement sign at Traffic Island


	junction of A59/A67 Accrington Road
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.



	3/2009/0600/P
	Post mounted non-illuminated sponsorship acknowledgement sign


	Traffic Island at junction of A671 Chatburn Road/Pimlico Link Road
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0601/P
	Post mounted non-illuminated sponsorship acknowledgement sign at 

	Traffic Island at junction of A671 Chatburn Road/Waterloo Road/ Well Terrace, Clitheroe
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0602/P


	Pole mounted non-illuminated sponsorship acknowledgement sign 
	Traffic Island at junction of A59 Barrow (near the lodge)
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0610/P
	Provision of new timber garden shed 
	Foxfield

Alston Lane

Longridge
	Policies G1, G5 and ENV3 – Adverse impact on visual amenity on the basis of the introduction of a large structure constructed in inappropriate materials detrimental to the character of the setting of the nearby converted rural properties.

	3/2009/0614/P


	Ground floor double garage with office/workspace above having a dormer window to the rear elevation. Continuation of porch roof to meet new extension creating mansard roof above the existing garage/proposed utility room
	73 Higher Road

Longridge
	Overlarge and dominant feature which would have a detrimental affect on the street scene – contrary to policies G1 and H10 of the DWLP and the SPG on Alterations and Extensions to Dwellings.  



	3/2009/0656/P
	Post mounted non-illuminated sponsorship acknowledgement sign at Traffic Island 
	Junction of Myerscough Smithy Road and Longsight Road (A59), Mellor
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage.

	3/2009/0673/P


	Proposed part two storey extension to side elevation to provide additional staircase to allow access to proposed loft/dormer alterations and to incorporate new front entrance 
	20 Limefield Avenue

Whalley
	Contrary to G1, H10 and the adopted SPG "Extensions and Alterations to Dwellings", an incongruous addition to the property to the visual detriment of the streetscene, and detrimental to the amenity of adjoining properties through loss of privacy.


SECTION 106 APPLICATIONS

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0701/N
	Roofing over existing silage clamp
	Cross Gills Farm

Hurst Green, Clitheroe

	3/2009/0768/N
	Agricultural storage building
	Manor Farm, Whalley Road

Hurst Green


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0723/N
	Erection of steel framed agricultural umbrella building to cover existing livestock corral/handling pens
	Lees House Farm

Whitewell Road, Cow Ark

Clitheroe


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2009/0715/P
	Application for a Lawful Development Certificate for a proposed replacement garage upon demolition of the existing garage
	Parkgate Fold

Parkgate Row

Copster Green

	3/2009/0740/P
	Application for a Lawful Development Certificate for the proposed utility room extension to the rear of the existing dwelling
	16 Larkhill Cottages

Old Langho


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2005/0999/P
	Use of café as restaurant open to 2400 hours on Thursdays to Saturdays (retrospective)
	Shackletons Garden Centre

Chatburn

	3/2005/1000/P
	Increase in the range of goods for sale to include homeware, gifts and indoor fish (retrospective)
	Shackletons Garden Centre

Chatburn

	3/2007/0555/P
	45 new build residential units
	Petre Wood Farm

Whalley Road, Langho

	3/2007/0694/P
	Relocation of aquatics building and relocation of security fence
	Shackletons Garden Centre

Chatburn

	3/2007/1144/P
	Mixed use development comprising of a vocational learning centre, children’s nursery, commercial, live-work and residential unit
	Land at Barrow Brook

Barrow


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2009/0142/P
	Construction of agricultural building for livestock housing
	Land at Howgill Lane

Rimington

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

Longridge

	3/20090489/P
	12 affordable two storey terraced dwellings in two blocks of 6 units including internal and external drainage works
	Land adjacent Whalley Road

Sabden 

	3/2009/0496/P
	Proposed extensions and alterations to existing bungalow to form two storey 4 bed house with 1 bed annex.  Proposed detached garage 
	Maveril

Ribchester Road

Clayton-le-Dale

	3/2009/0546/P
	Replacement of portal frame building, covered midden, slurry pit and 6 tonne feed hopper.  Laying out access track


	Higher Lickhurst Farm

Leagram

	Plan No:
	Proposal:
	Location:

	3/2009/0578/P
	Proposed open fronted timber framed shed to provide storage for hay and machinery
	Sunnybrook Barn

Slaidburn Road

Waddington

	3/2009/0581/P
	Installation of off-road car parking to Waddow Green using a grassed system to retain the look of the green
	Land at Waddow Green

Low Moor

Clitheroe 

	3/2009/0616/P
	One non-illuminated fascia sign and one externally illuminated hanging sign
	5 Church Street

Clitheroe 

	3/2009/0617/P
	One non-illuminated fascia sign and one externally illuminated hanging sign
	5 Church Street

Clitheroe 

	3/2009/0736/P
	Single storey rear extension 
	23 Chatburn Road

Clitheroe 


APPEALS UPDATE

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

	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
	_
	APPEAL DISMISSED 4.9.09

	3/2008/1007

D
	27.5.09
	The Great Greendale Storage Co Ltd

Change of use from storage to a flat (Resubmission)

Greendale Mill

Brow Top

Grindleton
	WR
	_
	APPEAL DISMISSED 4.9.09

	3/2009/0080

D
	29.5.09
	Mr & Mrs Waterhouse

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

Rake Bottom

George Lane

Read
	WR
	_
	APPEAL ALLOWED 4.9.09

	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 to be held 27.10.09, commencing at 10am
	

	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
	_
	AWAITING DECISION 

	3/2009/0463

Not yet determined
	26.8.09
	East Lancashire Developments Ltd

Erection of three terraced houses, one detached dormer bungalow with private car park and diversion of existing sewer (Resubmission)

Land at

Greenacres/Tenny-son Avenue

Read
	WR
	_
	Notification letter sent 28.8.09

Questionnaire sent 4.9.09

Statement sent

Awaiting site visit

	3/2008/0674 & 0675

D
	27.8.09
	John Reilly Civil Engineering Ltd

Proposed alterations to listed boundary wall including the creation of a new access point and track to serve stud farm

The Stud Farm

Woodfold Park

Further Lane

Mellor
	_
	Hearing – date to be offered
	Notification letter sent 2.9.09

Questionnaire sent 8.9.09

Statement sent

	3/2009/0466

D
	10.9.09
	Mr John Bailey & Miss Kirsty Sellers

Erection of two storey rear extension and additional accommodation for dependent relatives

Dean Slack Head

Smalden Lane

Grindleton
	WR
	_
	Notification letter sent 15.9.09

Questionnaire sent 21.9.09

Statement to be sent by 21.10.09

	3/2009/0321

O
	16.9.09
	Mr Terry Griffiths

Erection of a new industrial unit (class B2 use) at the rear of the existing industrial unit

Unit 3

90 Berry Lane

Longridge
	WR
	_
	Notification letter sent 17.9.09

Questionnaire sent 25.9.09

Statement to be sent by 27.10.09


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2009/028/E
	EN
	Erection of steel ducting without planning permission 
	‘Geno’s’

39 Berry Lane, Longridge


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

B
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL


APPLICATION NO:
3/2008/0471/P
 (GRID REF: SD 375714 452239)

PROPOSED CONVERSION AND CHANGE OF USE OF A REDUNDANT AGRICULTURAL BUILDING INTO A LIVE/WORK UNIT PROVIDING THREE BEDROOM DWELLING AND CAFÉ AND BUNK BARN ACCOMMODATION AT NEW BARN, HOLDEN LANE, SLAIDBURN

	PARISH COUNCIL:
	No objections to this application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Objected to the application as originally submitted due to concerns about the parking provision identified in the application.  He commented specifically as follows.

I am satisfied in principle with the two spaces indicated for the domestic aspect of the proposal, although a more detailed plan showing access to the proposed hard standing area would be welcomed.  In particular it should show how the domestic and commercial accesses interact.  

The café and bunk house are aimed at providing facilities and amenities primarily for touring cyclists and I would have no objections to a unit in this isolated location that had as its primary role servicing the accommodation and eating requirements of cyclists.  However, the café has 15 car and 4 motor cycle spaces attached compared to 10 cycle spaces.  



	
	I consider the level of parking to be excessive given that touring cyclists are the target group and also unsuitable given the isolated location and would encourage unnecessary car journeys.



	
	Following discussions between the agent and the County Surveyor, amended plans were received on 20 July 2009 that show a reduced level of car parking with more provision for motor cycles and bicycles.  Any further comments received from the County surveyor in respect of the amended plans will be reported to Committee orally.  



	ENVIRONMENT DIRECTORATE (COUNTY PLANNING OFFICER):
	In a consultation response dated 18 September 2008, the County Planning Officer commented that the permanent dwelling aspect of the application was contrary to Policy 12 of the Joint Lancashire Structure Plan (JLSP) as it would have added to the over-supply of dwellings in the borough at that time.



	
	Policy 12 of the JLSP, however, was superseded on 30 September 2008 by the adoption of the North West of England Regional Spatial Strategy (RSS).

The County Planning Officer did not express any objections to the café and bunk barn aspects of the proposal provided that the Borough Council considered the development to be of an appropriate scale, would assist rural regeneration and that the infrastructure and environment can accommodate the visitor impact.

The County Planning Officer expressed concern about the lack of ecological information submitted with the application.



	ENVIRONMENT DIRECTORATE (COUNTY ARCHAEOLOGIST):
	Recommends the imposition of a condition that no conversion works shall take place until the applicant has secured the implementation of a programme of building and recording analysis.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who has no objections to the proposed conversion provided it does not have any harmful effects upon his only supply of fresh water which is from a spring in the field adjoining the application site.  



	
	Two letters have been received from the owners and tenants of a nearby property, and one letter from a planning consultant acting on behalf of another nearby resident.  The objections comprised in these letters are summarised as follows:



	
	1.
	Highway safety would be harmed.  An increase in traffic as a result of the proposal would make existing driveways and junctions with limited visibility even more dangerous.  Roads in the area have recently been designated ‘quiet lanes’.  They are not wide enough for heavy traffic and have blind bends.  Highway safety problems will be exacerbated because visitors to the café and bunk barn are unlikely to be familiar with the local roads.



	
	2.
	Detrimental effects upon the security of nearby properties due to an increase in the number of people visiting the area, and increase in noise.



	
	3.
	Detrimental effects upon the wildlife in the area, especially birds, as a result of increased activity associated with the proposed uses of the barn.  



	
	4.
	Their water supply comes from a bore hole.  The conversion of the barn for the proposed residential and commercial uses with a private water supply could affect their supply possibly necessitating re-drilling of the bore hole.  



	
	5.
	The estimated expenditure on rates, maintenance and utilities in the business plan seems low.  Sustaining a profitable business on a quiet lane by passing traffic will be nigh on impossible.  This is an attempt to get a house ‘through the back door’.



	
	6.
	The proposal does not comply with the Interim Supplementary Planning Guidance for housing revised in October 2002 or the saved policies of the Local Plan as:



	
	a)
	The barn is in an isolated location not within a settlement or a group of buildings.



	
	b)
	The conversion to a mixed business/residential use will require expenditure by public authorities and utilities through the provision of services such as refuse collection, postal services and transport to schools.



	
	c)
	Damage to the landscape character of the AONB.



	
	d)
	Inappropriate fenestration details in the conversion scheme.



	
	e)
	The residential part of the accommodation could easily be extended into the commercial part contrary to the requirement in the Supplementary Planning Guidance for a degree of separation between the two elements. 



	
	f)
	Creation of car park and residential curtilage and increased traffic levels will adversely affect the appearance of the AONB and the function of the area.



	
	g)
	The SPG requires the applicants to provide details of how the development will introduce job opportunities.  It is claimed that this enterprise will create three full time jobs in total, two of which will presumably be filled by persons needing to travel to the site, therefore representing unsustainable development.



	
	i)
	The bunk barn, whilst an appropriate use for the locality, does not justify the provision of a dwelling on site.  



	
	j)
	The café is in the wrong place, it should be within one of the local settlements.


Proposal

The application relates to a redundant barn that is approximately 15.3m x 9.3m wide with an overall ridge height of 7.8m.  The proposal is to convert the building, with no increase or decrease in its footprint, into a cyclists café, bunk barn and residential dwelling.  

The proposed dwelling would occupy slightly less than 40% of the barn with just over 60% being occupied by the café and bunk barn.  The dwelling would provide three bedroomed accommodation, the café would be capable of seating 30 people and the bunk barn would sleep up to nine people in three individual rooms.  

The residential part of the development will be located at the south eastern end of the barn with accommodation over three floors.  The café would occupy the ground floor of the work element of the barn with the bunk barn on the first and second floors.  

As amended following discussions with the County Surveyor, a parking area for eight cars for motor cycles and 10 bicycles is to be provided to the west of the barn with two car spaces in front of the barn for the exclusive use of the dwelling.  

New dry stone walls and landscape/hedge planting are included within the submitted plans.  

Site Location

The application relates to a redundant barn and small adjoining field in an isolated location within the Area of Outstanding Natural Beauty on Holden Lane between Holden and Slaidburn.  

Relevant History

3/2996/0650/P – Conversion of barn to dwelling.  Withdrawn.

3/1997/0066/P – Conversion of barn to dwelling.  Refused.

3/1997/0745/P – Conversion of barn to house and erection of garage.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy EMP9 - Conversions for Employment Uses.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Interim Supplementary Planning Guidance: Housing (October 2002).

Environmental, AONB, Human Rights and Other Issues

The policy basis for the determination of this application comprises the interim Supplementary Planning Guidance: Housing (October 2002) and the associated saved policies of the Districtwide Local Plan.  In relation to the conversion of agricultural buildings to employment uses with ancillary dwellings, the interim SPG advises as follows:

i)
The building to be converted should comply with the location requirements set out in Policy H15 of the adopted Local Plan.

ii)
The scheme of conversion should comply with both policies H16 and H17 of the Local Plan.  The proposal should also comply with other relevant policies such as Policy G1.  In particular the number of new window openings in the employment element of the proposal should be minimal.  

iii)
The design of the scheme should be such that the residential and employment uses have a degree of separation.  

iv)
The business element of the proposal must comply with Policy EMP9 of the Local Plan.  

v)
Applicants should provide clear details showing how the development will introduce job opportunities into the local area, or be linked to the safeguarding or enhancing of existing local employment opportunities.  

vi)
The occupancy of the living space will be restricted to a person directly involved with the employment use being operated.  The Council will impose conditions:

· requiring that the works necessary for the establishment of the enterprise have been completed before the dwelling is occupied;

· requiring that employment uses commence not later than one month after the first occupation of the residential accommodation;

· which ties the occupation of the dwelling to the occupation of the enterprise in order to prevent it being sold off separately.

In this case, the residential use, at 40% of the total floor space, is subordinate to the business use, and the applicant has expressed a willingness to enter into a unilateral undertaking (a draft of which was submitted with the application) to restrict the residential use to not more than that percentage.  I consider, however, that this could be satisfactorily and adequately controlled by appropriate conditions in the event of planning permission being granted.

Policy H15 sets out five criteria against which the proposal will be assessed as follows:

i)
There need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure.

ii)
There would be no materially damaging effect on the landscape qualities of the area.

iii)
There would be no unacceptable harm to nature conservation interests.

iv)
There would be no detrimental effect on the rural economy.

v)
Within the AONB the proposal should be consistent with the conservation of the natural beauty of the area.

Taking each of these in turn, this relatively minor proposal would not require any unnecessary expenditure by public authorities on the provision of infrastructure.  

Although the proposal involves the provision of parking spaces, these cover a relatively small area and it is proposed that the boundaries of the site be appropriately screened by dry stone walls, hedges and landscape planting.  It is not therefore considered that there would be any seriously detrimental effects upon the local landscape.  A survey of the building submitted with the application concludes that it is not inhabited by bats.  I do not consider that either the conversion of the building or the associated parking/curtilage provision would harm any nature conservation interests.  

With regards to the effects on the local economy, a business plan has been submitted with the application, and the applicant contends that, by comprising a business that has two elements, the proposal will benefit the local economy and provide employment opportunities.  Specifically, the applicant estimates that the employment opportunities would be one full-time person and three to four part-time, dependant upon the success of the venture.  I do not disagree with the applicants contentions relating to the economic benefits of the proposal to the locality.

Overall, it is considered that the proposal would be in accordance with the conservation of the natural beauty of the area.  

With regards to the details of the conversion scheme itself, the barn doors in both front and rear elevations are given a glazed treatment which is a common feature of barn conversions in the locality.  On one of the gables, there is to be no additional glazing and on the other gable two new windows are intended and three existing door openings are to be reduced in size to form three windows.  On the other elevations there is the introduction of patio doors to the ground floor of the rear elevation and two windows to the first floor of this elevation together with the introduction of a door and one window to the ground floor of the front elevation and two windows to the first floor elevation.  All of the openings have timber casements within stone surrounds and they are randomly spaced on the elevations, they are not of uniform size, and I do not consider their number to be excessive.  

The applicant has conceded that the patio door on the rear elevation is not of traditional style and a more appropriate window in this position will be required by a condition in the event of planning permission being granted.  Overall, I consider the proposal to comply with Policies H16 and H17 of the Local Plan.  

With regards to the requirement for a degree of separation between the business and residential elements, there is a solid wall separating the two parts with the exception of a single door on the ground floor between the dwelling and the café.  I consider this to represent an adequate degree of separation.  

The business element of the proposal must comply with Policy EMP9 which requires the following criteria to be met:

i)
The proposed use will not cause unacceptable disturbance to neighbours in any way.

ii)
The building has a genuine history of use for agriculture or other rural enterprise.

iii)
The building is structurally sound and capable of conversion to the proposed use without the need for major alterations which would adversely affect the character of the building.  

iv)
The impact of the proposal or additional elements likely to be required for the proper operation of the building will not harm the appearance or function of the area in which it is situated.

v)
The access to the site is of a safe standard or is capable of being improved to a safe standard without harming the appearance of the area.

vi)
The design of the conversion should be of a high standard and in-keeping with local tradition, particularly in terms of materials, geometric form and window and door openings.  

With regards to criterion 1, in my opinion, there are no neighbouring properties close enough to be adversely affected by the proposed uses of the barn.  

In respect of criterion 2 it clearly was once used as a barn.  With regards to criterion 3, a basic structural engineers report submitted with the application states that the area of walls that would need to be rebuilt would be approximately 25%.  This would be acceptable, in my opinion, but this matter would be the subject of a condition in the event of planning permission being granted.  

I have already referred to the matters covered by criteria 4 and 6 and the County Surveyor has expressed that he has no objections in principle to the proposal (criterion 5).  With regards to the next requirement of the interim SPG the business plan submitted with the application does show how the development will provide local job opportunities.  

The requirement for the occupation of the living accommodation to be restricted to a person directly involved with the employment use being operated, and those relating to the timing of reconstruction works and occupation of the respective elements of the proposal, will be covered by appropriate conditions in the event of planning permission being granted.  

I consider that I have demonstrated that this proposal satisfies some of the relevant policies of the Local Plan and I would add that, in so doing, it would also extend the range of tourism facilities in the borough in accordance with the intentions of Policy RT1 of the Local Plan.  

In examining the proposal against the policies, I consider that I have also addressed some of the matters contained in the letters of objection referred to earlier in the report.  Two matters not so far covered, however relate to security of property and water supply.  It must be accepted that the camping barn will increase the use of the public footpaths in the locality that pass close to neighbours’ properties, but this does not represent a sustainable reason for refusal of the application.  The creation of a water supply for a new barn by means of a bore hole should have no effects on the water supply to any existing nearby residential properties.  Again, however, this would not, in any event, comprise a legitimate reason for refusal of a planning application.

The County Planning Officer objected to the application on “housing over provision” grounds that had been superseded since his comments were made.  He also expressed concern about potential impacts of the development on ecological matters, and the lack of information on such matters comprised in the application.  A survey report was submitted with the application, however, that concluded that the building was not used by bats or barn owls.  This matter will be covered by an appropriate condition in the event of planning permission being granted.  I do not consider that the formation of the relatively small curtilage and parking area would have any seriously harmful effects on the ecology of the area.  However, the positive opportunities afforded by the proposal, including opportunities to contribute to the UK and Lancashire Biodiversity Action Plan (BAP) targets can be achieved by an appropriately wording landscaping condition, and a note, in the event of planning permission being granted.

Overall, subject to appropriate conditions, I consider the proposal to be in accordance with the relevant policies of the Local Plan and is therefore acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal will result in new tourist facilities in the locality with benefits to the rural economy and employment opportunities whilst not having any seriously detrimental effects upon the appearance and character of the AONB, the amenities of nearby residents or highway safety.

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

1.
The development must be begun no later than the expiration of two 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.
All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.


REASON:  In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the commencement of development a schedule of works including a sequence of operations for the scheme of conversion shall be submitted to and approved in writing by the Local Planning Authority.  This schedule shall include precise details of any sections of wall that are to be rebuilt and this shall not be in excess of approximately 30% of the total wall area of the existing building.


REASON:  In accordance with the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority may be satisfied as to the extent of necessary rebuilding works, and the manner in which it is to be carried out.

4.
Prior to the commencement of development an inspection regime to operate during the construction process should be agreed in writing with the Local Planning Authority.


REASON: In order to ensure the continued structural integrity of the building to meet the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

5.
All doors and windows shall be in timber and retained as such in perpetuity.


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

6.
All new and replacement door and window head and sills shall be natural stone to match existing.


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

7.
Notwithstanding the details shown on the submitted plans, a patio door shall not be formed in the rear elevation of the building.  A window shall be formed in this position in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.  


REASON: In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.  

8.
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.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (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 unless a further planning permission has first been granted in respect thereof.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (or any Order revoking or re-enacting that Order) the building shall not be altered by the insertion of any windows of any window or doorway unless a further planning permission has first been granted in respect thereof.  


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

11.
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 additional structures, hard standing or fences as defined in Classes E and F of the Schedule to the Order shall not be carried out unless a further planning permission has first been granted in respect thereof.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

12.
At any time, a maximum of 40% of the floor space of the converted building shall be used for residential purposes.


REASON: To comply with the terms of the application and the requirements of the interim SPG “Housing” October 2002.

13.
The occupation of the residential element of the conversion scheme shall be restricted to a person directly involved with the employment use being operated from the site and any dependants of such a person residing with him or her.


REASON: In the interests of sustainable development and to comply with the requirements of the interim Supplementary Planning Guidance: Housing October 2002.

14.
Both elements of the employment use must be commenced not later than one month after the first occupation of the residential accommodation.  


REASON: To comply with the terms of the application and the requirements of the interim SPG: Housing October 2002.

15.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  The scheme shall also seek to contribute to UK and Lancashire Biodiversity Action Plan (BAP) targets.


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


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

16.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation 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 and ENV14 of the Ribble Valley Districtwide Local Plan.

17.
Prior to the first use of the building for any of the authorised purposes, the parking spaces for cars, motorbikes and cycles shall be provided to the satisfaction of the Local Planning Authority in accordance with the amended plan received on 20 July 2009.  Thereafter, these features shall be retained permanently available clear of any obstruction to their designated purpose.  


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

18.
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 4 March 2008.

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.

NOTE(S):

1.
With regards to condition number 15, the applicant is advised to discuss ecology/biodiversity issues with the Lancashire County Council Ecologist, Sarah Manchester, on 01772 534150.

2.
With regards to condition number 18, the applicant is advised that, due to the passage of time since the survey was carried out, a further survey is advisable prior to the commencement of conversion works.

APPLICATION NO: 3/2009/0431/P
(GRID REF: SD 377336 449522)

PROPOSED ERECTION OF REPLACEMENT ADVERTISING SIGNBOARDS ASSOCIATED WITH THE CREATION OF A NEW CAR PARK AND REALIGNED ENTRANCE GATEWAYS AT HOLDEN CLOUGH NURSERY, BARRETT HILL BROW, HOLDEN

	PARISH COUNCIL:
	No comments received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of support and one letter expressing concerns over the level of parking have been received.


Proposal

Consent is sought for the erection of two signboards at the entrance and two signboards at the exit of the nursery site.  The signboards would be of timber construction with the signs themselves measuring approximately 1350mm x 1000 x 50mm thick, fastened to timber posts to an overall height of 2m.  The boards would have an off-white background with dark green lettering and be non-illuminated.

Site Location

Holden Clough Nursery lies partly within the settlement limit of Holden with the entire site falling within land designated AONB.

Relevant History

3/2009/0464/P – Creation of on-site car park, improvements to the entrances – see elsewhere within this agenda.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

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

Members will see a report later in this agenda that concerns itself with the formation of a new car park and entrance/exits.  The highway engineer is satisfied with that and the provision of signage boards as proposed here to assist drivers in navigating the in/out system would not, I consider, prove detrimental to highway safety.

In visual terms these are simply designed signboards to indicate the name and nature of the business.  They are of a style and scale appropriate to the area and I do not believe that they would prove harmful to the visual amenities of the AONB.  For this reason 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.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 22 September 2009 which show revised locations for the signs at the eastern access.


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

3.
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.


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

4.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 2007.

5.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 2007.

6.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway or aerodrome (civil or military).


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 2007.

APPLICATION NO: 3/2009/0464/P
(GRID REF: SD 377336 449522)

PROPOSED CREATION OF AN ON-SITE CAR PARK, IMPROVEMENTS TO THE ENTRANCES AT HOLDEN COUGH NURSERY, BARRETT HILL BROW, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Five letters of support have been received and one letter whilst not objecting to the principle of the car park, expresses concerns over various aspects of the development.  Members are referred to the file for full details but the latter correspondence can be summarised as follows:



	
	1.
	The car park is out of proportion to the overall size of the nursery and size of the village.



	
	2.
	Trees marked for removal have already been removed as have some of those marked to be retained.



	
	3.
	The eastern edge of the site is marked as the right hand edge of the driveway to the bungalow.  This is an infringement upon a residential property which is not owned by the applicant and the entrance to the car park and adjacent screening would be partly on residential land.



	
	4.
	The amount and height of the lighting proposed would cause light pollution.



	
	5.
	Question the answers given to the application form questions.


Proposal

This application details the creation of an on-site car park set amongst trees for Holden Clough Nursery.  It would be sited on a section of land between the nursery building and Barrett Hill Brow with a new entrance formed at its eastern roadside boundary and an exit at the western end.  The latter involving the relocation of the existing gateway.  Amended plans received on 22 September 2009 show the eastern access pulled further away from the adjacent residential property and its driveway and a re-drawn red edge to the site.  In order to secure adequate visibility some of the existing road boundary stone walling will need to be re-built behind sightlines with both entrance and exit having timber gates.

The car park would provide 21 spaces and be set into the ground by approximately 300mm – 500mm with the ground being graded around the parking bays to protect tree roots.  The on-site driveway and parking bays would be of compacted Hoggin with a gravel dressing, with road crossing of tarmacadam.

The revised plans also denote a revised lighting scheme throughout the car park which shows 8 standard 3m high lampposts (a reduction in height by 1m from the originally submitted plans).

Site Location

Holden Clough Nursery lies partly within the settlement limit of Holden with the entire site falling within land designated an Area of Outstanding Natural Beauty.  It is at the western extreme of the village with residential properties to its west, east and south.

Relevant History

3/2009/0431/P – Proposed erection of replacement advertising sign boards associated with the creation of a new car park and re-aligned entrance gateways – see elsewhere within this agenda. 

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the visual impact of the works, potential impact on neighbouring residential amenity and highway safety.

With regard to the latter, the letters of support that have been received make reference to the fact that this scheme would mean the removal of on-street parking of visitors to the nursery that do cause a highway safety problem, as the road is narrow at this point.  The Highway Engineer at Lancashire County Council has viewed the plans (both originally submitted and amended) and has raised no objection to the works outlined.  On the basis of this I conclude there would be no detriment to highway safety as a result of this scheme.

Turning to visual impact whilst these works would result in the removal of a number of trees and open up the site to views from the roadside, I do not consider that the formation of a car park in the manner shown would prove significantly detrimental to the visual amenities of the area.  The revised plans show a reduction in the height of the lighting columns to approximately 3m high and I do not consider the scheme would be over-intensive.  I am mindful of the property directly opposite the site and indeed that to its east and conclude that the lighting scheme put forward would not significantly compromise their existing amenities.  I am also mindful that the formation of a car park would concentrate vehicular activity to the front of Broxup Barn (the property directly opposite the site) but consider that the relationship between the two would be satisfactory with no significant detriment caused to the residential amenities of that property.

With regard to the points of concern raised in response to the notification procedures of this application, I am of the opinion that the car park is of an appropriate size, whilst trees have already been removed this in itself would have not required formal planning consent, a revised red edge has been submitted that does not encroach onto the dwelling to the east of the site and the lighting scheme, as already discussed, is considered appropriate.  The points made about answers to questions on the form are noted.

Therefore having carefully considered all the above I am of the opinion that the scheme is in accordance with Plan Policy, would not lead to conditions to the detriment of highway safety or prove significantly detrimental to surrounding visual or residential 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 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on the 22 September 2009 which detail a revised red edge to the application site, access arrangements, lighting specifications and design and access statement.


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

NOTE(S):


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

APPLICATION NO:
3/2009/0572/P
(GRID REF: SD 360934 437399)

RETROSPECTIVE APPLICATION FOR THE CHANGE OF USE OF LAND AT THE REAR OF THE PROPERTY TO RESIDENTIAL CURTILAGE/GARDEN AT LAND TO REAR OF 46 HIGHER ROAD, LONGRIDGE, LANCASHIRE, PR3 3SX.

	PARISH/TOWN COUNCIL:
	The Town Council object for the following reasons;

1.  G6 Essential Open Spaces should remain,

2.  This is also at the edge of the Conservation Area, and

3.  The site is also to the rear of Club Row, which is as unique          now as when it was first built.

	
	
	

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



	
	1.
	The land in question was subject to a previous planning refusal.



	
	2.
	The land has not been used as a garden, and no evidence has been supplied to substantiate this.



	
	3.
	The proposal for a larger garden is not essential.



	
	4.
	The land has been changed with a flagrant disregard of planning law.



	
	5.
	The Council has always maintained the land edged in blue would not become a garden area.



	
	6.
	We understand that there is 10-year rule for retrospective change of use of land?



	
	7.
	The land is designated as G6 and is outside the primary residential area of Longridge.



	
	8.
	Granting of the application would compromise the visual quality and openness of the site.



	
	9.
	The site is not effectively screened or visually contained, and is a prominent site.



	
	10.
	The change of use would extensively alter the character of the area to its detriment.



	
	11.
	The land is overlooked by more dwellings than adjoin the site.



	
	12.
	Harm would be caused to the appearance and character of the rural and undeveloped landscape.



	
	13.
	Amenities of neighbours has already been affected by unauthorised land levels works on site, which have also caused the flooding of neighbouring land.



	
	14.
	The Council should be seeking to protect and safeguard the landscape.



	
	15.
	May set a precedent for other nearby land to become gardens (to the rear of Club Row).



	
	16.
	Should permission be granted we expect conditions preventing sheds, areas of hardstanding, fencing, play equipment and other permitted development.



	
	A letter has also been received from the Longridge & District Local History Society who object on the following grounds:



	
	1.
	The land adjoins not only the Conservation Area but also Club Row (Listed Buildings), and whilst the dwelling is out of character it would be made worse if the Authority allowed this proposal.



	
	2.
	The land is classed as ESSENTIAL open space, and should remain in perpetuity.



	
	3.
	It is ESSENTIAL for the conservation of the visual appearance of the area and preservation of the area’s heritage.



	
	4.
	The Committee should be made aware of the Ombudsman statement in relation to previous development at the site.



	
	5.
	The miss-use of the land appears to be continuous and we expect the Committee to refuse the proposal and land be returned to its designated status


Proposal

This is a retrospective application for the change of use of land at the rear of no. 46 Higher Road, Longridge, Lancashire. The Agent notes that since the dwelling (no. 46 Higher Road) was built in 2003, the application site has been used and maintained as a garden, and as such the application is considered retrospective and seeks approval to formalise the use of the land as garden/residential.

Site Location

The application relates to the land to the rear of no. 46 Higher Road, Longridge. The site sits between properties on Higher Road, Dilworth Lane and open countryside. It lies within the Longridge settlement boundary but is classified as ‘Essential Open Space’ within the Ribble Valley Districtwide Local Plan.

Relevant History

3/2002/0567/P – Erection of detached dwelling and alterations to existing vehicle access – Granted Conditionally.

3/2000/0724/P – Outline application for the erection of one dwelling – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G6 – Essential Open Space.

Policy H12 – Curtilage Extensions.

Environmental, AONB, Human Rights and Other Issues

The application relates to the land to the rear of no. 46 Higher Road, Longridge. The site sits between properties on Higher Road, Dilworth Lane and open countryside. It lies within the Longridge settlement boundary but is classified as ‘Essential Open Space’ within the Ribble Valley Districtwide Local Plan. 

With regards to the principle of the development, the Council must assess the scheme against the following Local Plan Policies, H12 and G6.  Policy H12, ‘Curtilage Extensions’, states, “Proposals for the extension of curtilage will be approved if the site is within a settlement.” Given this clear definition provided by the Policy, and that the site is wholly within the settlement boundary of Longridge, I am satisfied that the principle of the proposal is acceptable in accordance with this policy.

However, given that the land is sited within an area designated as ‘Essential Open Space’, the proposal must be considered against the requirements of this Policy. Policy G6 states that “Development will not be permitted on land which is designated as essential open space on the Proposals Map unless it does not compromise the visual quality and value of general openness or the recreational value of the site or unless warranted by overriding material considerations in the public interest.” The Policy also notes that “These sites have significant amenity value either visually or through their recreational use, and its is important that they are protected from unnecessary development in order to preserve the characteristics of the plan area.” Having visited and assessed the site, I can make the following observations. The land is bounded on all sides by hedgerows and trees, quite densely in some parts, and as such the ‘openness’ of the area is questionable as it cannot be easily viewed unless at higher ground. Even then, it is questionable that the use of the land as a garden area would be more visually intrusive than as it is at present. It is accepted that further built development or indeed domestic paraphernalia on this land would have a visual impact and could be to the visual detriment of the area, however if all permitted development rights are removed from the land, the Council would have control on all future developments at the site. Finally, the land is privately owned and as such there is no recreational value offered by the site, and the applicant does not wish to justify the proposal on grounds of public interest. Therefore, it is considered that whilst this area of G6 land provides some amenity value to the area by virtue of the separation of two areas of built development (i.e. ensuring a gap between houses along Higher Lane and houses on Dilworth Lane), the use of the land as a garden area would not, in any way, detract from that value. As such, subject to the relevant planning conditions removing permitted development rights from the site, I am satisfied the principle of development is in accordance with this policy.

With regards to any potential impact on the residential amenity of the occupiers of the nearby property, we must assess the proposal against Policy G1 of the Local Plan states, “Development should be sympathetic to existing and proposed land uses”. Bearing this in mind, and that the proposed garden use will be compatible with adjoining land uses, i.e. other residential cartilages, having assessed the scheme by visiting surrounding sites I am satisfied that there will be no significant loss of privacy, and indeed no significant impact on the amenity of the occupiers of the adjacent properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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


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

APPLICATION NO: 3/2009/0590/P
(GRID REF: SD 360875 436945)

PROPOSED DEMOLITION OF EXISTING TIMBER FRAMED BUNGALOW AND CONSTRUCTION OF TWO DETACHED TWO STOREY DWELLINGS AT LOWERFIELDS, LOWER LANE, LONGRIDGE

	TOWN COUNCIL:
	Object as this proposal would be an over development of the site.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

This application details the proposed demolition of a bungalow with the construction of two dwellings within the curtilage area to the aforementioned property.  Firstly the access into the site from Lower Lane would be moved eastwards by approximately 10m.  A driveway would run down the eastern side of the site with a dwelling set between it and Ingleby to the west and a dwelling set approximately 37m south of Lower Lane to the rear of the plot.

The latter property would be set alongside the dwelling at 5 Cherry Orchard to its east and is a dormer style property.  The two storey footprint is roughly ‘L’ shaped in appearance with overall approximate dimensions of 13m x 12.6m to the front projecting gable (8.5m to the narrowest point) x 7.7m in height.  To its eastern gable would be a single storey sunroom approximately 4.2m x 5.1m x 5.7m in height.  The property would have two piked dormers to its northern (front) elevation facing towards Lower Lane and three inserted in its southern (rear) elevation.  Construction materials  are shown as brick to ground floor with render to first floor elements with timber panel details under a clay tile roof.

A detached garage is shown to the front of the dwelling with approximate dimensions of 6.4m x 6.4m x 5.4m to the apex of its pitch in construction materials to match those of the house.

The property set closest to Lower Lane is approximately 10m back from the pavement edge and set gable onto the roadside.  Again it is of a dormer style with two piked dormers shown to the east elevation and one to the west.  The dimensions of the two storey elements are approximately 11.7m x 7m x7.7m in height.  A single storey projection on the northern elevation that accommodates an integral garage takes the overall length to approximately 13.9m.  Construction materials are as for the other dwelling, ie brick, render and timber under clay tiled roof. 

Site Location

The site lies to the south of Lower Lane within the settlement limit of Longridge.  To its immediate east are two storey properties on Cherry Orchard and to the west a bungalow named Ingleby.  There are open fields beyond the garden areas to the south.

Relevant History

3/01/0478/P – Extensions and alterations to form additional bedroom, bathroom, study, en-suite and new porch and garage.  Approved with conditions.

3/2000/0221/P – Reserved matters application Plot 5 Cherry Orchard.  Approved with conditions.  

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Affordable Housing Memorandum of Understanding.

Environmental, AONB, Human Rights and Other Issues

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

In terms of the principle of development the site lies wholly within the settlement limit of Longridge and thus saved Policy G1 of the Districtwide Local Plan applies which allows for development wholly within the built up part of the settlement or the rounding off of the built up area.  I am mindful of the Affordable Housing Memorandum of Understanding but, given that the development is for less than ten dwellings and that the site is less than 0.5 hectare, irrespective of the number of dwellings, the provisions of that document are not applicable to this scheme.  

The redevelopment of this site for two speculative dwellings is, in principle, acceptable.  It is the detailed design of the scheme that warrants further attention as follows.

With regards to highway safety the County Surveyor raises no objection in principle but requested an amended drawing to detail separate access to both properties instead of occupants walking down the gravel driveway that vehicles would use.  Such a plan has been submitted with the details shown as satisfactory.  Thus, in highway terms, the proposal is acceptable. 

Turning to potential impact on residential amenity, I am mindful of the relationship not only between the two new dwellings themselves but also with properties of Cherry Orchard to the east and Ingleby to the west.  In assessing how the two new dwellings would relate to one another there is a distance of approximately 18m between the gable of one property (closest to the main road) and front elevation of the dwelling set to the rear of the plot.  I note that there would be two first floor windows facing each other (bedroom and bathroom) but consider that, given the use of one of these rooms as bathroom a condition seeking obscure glaze would be appropriate.  This has been discussed with the applicant’s agent who has stated it would have been the intention to obscure glaze the bathroom window.  Subject to this I am of the opinion that the relationship between the two dwellings is satisfactory.  


In respect of relationship with properties on Cherry Orchard I do not believe No. 5 would be significantly affected as the new dwelling would be set parallel to its gable and not project beyond its rear building line.  Whilst the new dwelling would have a two storey projecting gable, and single storey garage, that do extend beyond its front building line, I do not believe that these would cause any significant detriment to the occupiers of the existing dwelling.   The other property on Cherry Orchard that lies on the site boundary is No. 6 and amendments were sought to the scheme to remove a dormer window in the front elevation of the northern most property which may have allowed direct overlooking of their garden area.  To its west is the property known as Ingleby and, having assessed that relationship, I conclude that no significant detriment would be caused with the proviso that a first floor bathroom/en suite window be obscure glaze. 

The final matter for consideration is therefore design and this part of Longridge is characterised by properties of different styles and materials with brick, render and stone all being evident in the vicinity.  The dominant materials for the two dwellings shown as brick to the ground floor and clay tiles to the roof.  Whilst there are areas of render with timber detailing at first floor I do not consider that these would appear unduly incongruous and thus am of the opinion that the overall design would not prove significantly detrimental to the street scene.  I am mindful of the observations of the Town Council regarding the proposal representing over development of the site but I consider the overall site large enough to accommodate two dwellings of this nature without significantly impacting on surrounding developments.

Therefore, having carefully considered all the above I am of the opinion that the scheme is appropriate to the area 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 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 implemented in accordance with the proposal as amended by letter and plan received on 24 September which detail separate pedestrian accesses to the properties and the deletion of a window to the first floor elevation of property type Caxton.  


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interests of highway safety and neighbouring residential amenity.  

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.

4.
The bathroom window on the first floor front elevation of property type Gransden and first floor side elevation bathroom/en suite window of property type Caxton shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

NOTE(S):

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

APPLICATION NO: 3/2009/0641/P
(GRID REF: SD 364722 431711)

PROPOSED CAR PARK EXTENSION TO FORM ADDITIONAL PARKING SPACES AT THE BAY HORSE INN, LONGSIGHT ROAD, OSBALDESTON

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

Bearing in mind the road safety record on this section of Longsight Road (A59) I am satisfied that the increase in the capacity of the car park from 20 to 36 vehicles is justified in this instance given the extremely detrimental impact any displaced parking onto Longsight Road would have for road safety in the vicinity.

With highway safety matters in mind, the residents of Rose Cottage and Brook Lea, two residential properties immediately to the south of the car park entrance, are at a considerable disadvantage regarding off-street parking.  Rather than query the 80% increase in the provision of parking being sought in the application, would the applicant consider designating two spaces for use by these residents?

It is my view that this would not adversely affect the commercial activity of the proposed development but would help to secure a significant highway safety benefit for the business and their residential neighbours.



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of one of the adjoining cottages on Longsight Road who have no objections in principle to the application, but ask if there is any way that the application could facilitate the provision of off-road parking for their property.

A letter has been received from a nearby resident on Osbaldeston Lane who objects to the application on the following grounds:



	
	1.
	Increased noise from people shouting and slamming car doors, especially late at night.  Problem made worse as the car park extension would be closer to residents in Osbaldeston Lane than the existing car park.  Noise will not be reduced by part of the beer garden becoming car park (as stated in the Design and Access Statement), as the retained beer garden would still be used.  The sound will travel further as the proposal relates to the high part of a sloping open field.



	
	2.
	No need for the extension as most of the customers are local people who walk from the local villages.  



	
	3.
	Fear that the application is a “stepping stone” in future years for residential or industrial development.


Proposal

The existing car park at this public house, which comprises 20 spaces, is sited to the south of the public house building itself and its beer garden, and is adjoined to the south by a pair of houses that front onto Longsight Road.  To the west, the existing car park is adjoined by a field that is also in the applicants ownership.

Permission is sought for an extension to the car park to provide an additional 16 spaces.  9 of the new spaces would be formed by converting the western end of the beer garden into a parking area.  The other 7 new spaces would be formed on an extension to the car park into the adjoining field to the west for an area of approximately 13m x 14m.

The new parking area would be given a tarmac surface to match the existing.

Site Location

The application relates to the existing public house on the west side of Longsight Road (A59) Osbaldeston on the corner of Osbaldeston Lane and opposite the SAAB dealership.

Relevant History

3/2006/0404/P – Car park extension for 20 additional cars.  Refused.

3/2007/0242/P – Entrance porch.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Previous application 3/2006/0404/P sought permission for an extension to provide an additional 20 car parking spaces.  This involved an encroachment of 30m x 16m into the adjoining field.  That application was refused for the following reason:

1.
The proposal is considered contrary to Policies G1, G5 and ENV3 of the Ribble Valley Districtwide Local Plan in that it would represent an inappropriate development in the open countryside with insufficient justification which would be to the detriment of the visual amenities of the area.

The applicants still consider there to be a need for more parking spaces, but, in this current application they have sought to address the objections to the previous application.

The encroachment into the field is now only about half the size of that in the previous proposal, as approximately half of the new spaces will now be provided on the rear (western) half of the existing beer garden.  The proposed encroachment into the open countryside is now, in my opinion, relatively minor, and any effects on the appearance of the wider locality would also be negated by the existing mature trees on the boundaries of the field.  I consider that this amended proposal has satisfactorily addressed the single reason for refusal of the previous application.

A nearby resident on Osbaldeston Lane has objected to the proposal principally on the grounds of increased noise disturbance.  The part of the car park extension that would be closer to Osbaldeston Lane is that which is on part of the existing beer garden.  That particular area is directly opposite a large garage type building and associated hard-standing on the opposite side of Osbaldeston Lane, rather than being directly opposite any residential property.  For this reason, and as any noise associated with the car park extension would be off-set by a potential reduction in noise as a result of the smaller beer garden, I do not consider that a reason for refusal on the grounds of noise nuisance to neighbours would be sustainable.

Another neighbour has no objections to the application, but requests that consideration be given to off-street parking provision for their property.  The County Surveyor has made a similar comment in respect of both that property and also another neighbouring dwelling on Longsight Road.  I fully appreciate the reasons behind the neighbour’s request and the support offered by the County Surveyor.  However, I do not consider that a condition to require the permission of parking spaces for the neighbours would be reasonable, as it would not relate to the development for which planning permission is sought.  I consider it more appropriate for this matter to be covered by a note on the permission; and the County Surveyor has confirmed his agreement to this matter being covered in this way.  

Overall, I consider the car park extension now proposed to be acceptable with regards to its effects upon the amenities of nearby residents, the appearance of the locality and highway safety.  I therefore recommend accordingly that planning permission be granted subject to conditions and an advisory note.

SUMMARY OF REASONS FOR APPROVAL

The proposed car park extension would have no seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

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

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


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

2.
Vehicular access to the car park extension hereby permitted shall only be from the existing access onto Longsight Road.  No vehicular access shall be formed at any time onto Osbaldeston Lane unless a further planning permission has first been granted in respect thereof.


REASON: For the avoidance of doubt as the submitted plans show an existing pedestrian access onto Osbaldeston Lane that could be adapted to become a vehicular access, but this would be detrimental to highway safety and to the amenities of nearby residents, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE

1.
In the interests of improved highway safety, the applicants are asked to give consideration to the provision of parking spaces for use by the owners/occupiers of the adjoining properties, Rose Cottage and Brook Lea.  Any discussions/negotiations in this regard  should be between the applicants and the owners of those properties and would not involve the Council.

APPLICATION NO: 3/2009/0685/P
(GRID REF: SD 371051 452301)

PROPOSED RETENTION OF REPLACEMENT STORAGE BUILDING AT TITHE BARN YARD, CHURCH STREET, SLAIDBURN 

	PARISH COUNCIL:
	Members agreed that the new building offers greater safety and an improved appearance on the old one.  The addition of timber cladding, complete painting of a suitable colour and sympathetic screening will reduce the visual impact on the village.  There were no objections to the building.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	79 Letters of support have been received and one letter of objection.  The issues raised in the letters of support cover the following:

	
	1.
	Support for the retention of a building used by a local business which would help retain the integrity of Slaidburn as a working village.  The building is of similar size and proportion to a previous building.



	
	2.
	Regard should be given to the historical use of the site which has been used as a plant hire business from 1983 and prior to that as a local coach operator.  The business operation is of a relatively low impact despite being in a residential area and the replacement building, obviously a vast improvement in health and safety terms and also a visual improvement, emphasises the need to consider the sustainability of the rural business as an important issue to the determination of this application.  



	
	The letter of objection raises the following issues:



	
	1.
	The building is inappropriately designed and will be to the visual detriment of the Conservation Area and the Area of Outstanding Natural Beauty.



	
	2.
	Considers the use unauthorised as no planning permission exists.



	
	3.
	The building is readily visible from public vantage points on Church Street.



	
	4.
	Materials are inappropriate due to the ribbed metal sheeting and hangar style door and, as such, is an alien feature in the locality.



	
	5.
	Contrary to both national policies and local policies, particularly G1, ENV1 and ENV16 of the Districtwide Local Plan.



	
	6.
	Has an overbearing impact on adjacent property.



	
	7.
	Any landscaping and shrub planting will be ineffective. 



	
	8.
	Considers that the Committee resolved to take enforcement action in July 2009 and that this decision should be reaffirmed. (For Members’ clarification Committee actually deferred a decision to allow the applicant to submit a planning application giving an additional month for an application to be forthcoming). 


Proposal

This application seeks retrospective consent for the retention of a building used in conjunction with the storage of agricultural machinery in connection with an agricultural plant and contracting business.  The building is a replacement of a former Nissan hut style building which was in a dilapidated condition but still used in part for this purpose.  The previous building was approximately 17m x 7.8m and had a height of 4.8m.  The current building is, in essence, in the same location which is on the boundary of the site between the curtilage of Glebe House.  This building is approximately 17m length  x 7.3m width and has a maximum height of approximately 4.9m.  It is constructed of corrugated sheeting and has a hangar type door which is rectangular in shape.  The building is currently partly painted in black and it is proposed to clad the front elevation with vertical timber boarding.  

Site Location

The site is within the Slaidburn Conservation Area which is also part of the Area of Outstanding Natural Beauty.  The property fronts onto Church Street and has vehicular access onto Church Street with two large timber gates at the roadside.  The building itself is situated in a yard area of approximately 1,000m2.  There are two buildings within the site; one being a stone barn and the other the building the subject of this application.  The yard is predominantly surrounded by stone walls.  To the north of the site there are dwellings and to the east is open land.  To the south is Glebe House which is a large, detached replacement dwelling built in the 1960s.  The boundary between Glebe House and yard is marked by a stone wall and some mature trees.  

Relevant History

3/91/0709 – Conversion of barn to dwelling.  Approved.

3/99/0002 – Outline proposal for residential development.  Withdrawn.

3/99/0648 – Conversion of barn to sheltered housing.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The main matters for consideration in relation to this application relate to the impact the proposal has in relation to visual terms on the local environment and, in particular, the character of the Conservation Area and also any amenity issues relating to the impact the building would have on the adjacent properties.  It is also relevant to have regard to any economic benefits including the protection of an employment.  

It is noted that one of the points raised by the objector is that this is an unauthorised use and, as such, enforcement action should be taken against the use.  I am of the opinion that although no formal application has been submitted for a Certificate of Lawful Use, sufficient evidence exists to indicate that the use of this building for an agricultural contractors has been established over a period of time to be immune from enforcement action regarding other use on the land.  It is therefore relevant to only consider the impact the replacement building has on the Conservation Area in relation to visual terms as well as the effect on neighbour/residential amenity and not the nature of the use.  

It is evident that the main concerns put forward is that the building is of inappropriate design and would be visually detrimental to the character of the Conservation Area.  The Council’s Conservation Officer has been consulted on this application and it is recognised that a building of this nature is not of high quality in relation to the design but considers that the building is set back from the road and screened by mature Beech trees to the south.  It has a limited public view but could be seen from long distant views.  The building is painted black and has a curved linear form with the exception of the square doors and these features allow the adjacent historic building to retain their pre-eminence. It is considered that the building, although unusual, is not incongruous in this working agriculture Village.  Having regard to the previous building it is considered that there is a neutral impact on the Conservation Area and as such it is acceptable.  

It is noted that this building, which has been defined as the old bus depot in the Slaidburn Conservation Area Appraisal, was in a very poor state of repair.  The replacement building is of similar proportions to the previous building and it is concluded that the impact of the new build appears limited and would assist the existing business to continue.  It should be noted that the applicant has now agreed to amend the proposal by altering the square doors to maintain a curvilinear profile.  

I note the reference of the objector in relation to the previous report considering the appropriateness of enforcement action but it is clear that Members deferred any enforcement action to await submission of this current application.  It is therefore possible for the Planning and Development Committee to make a decision on the merits of this application which now includes a revised design to incorporate cladding at the front elevation to relate to more appropriate design incorporating a timber façade.  

I consider that due to the limited vantage points where this development could be viewed, and subject to the front elevation being screened with timber vertical boarding to reduce the visual impact from long distant views, that it is possible to consider a positive recommendation.  I consider that the safeguard of the employment nature of this business and the fact that an existing building of a similar size was previously located can be considered as a relevant fact.  

It is also noted that one of the elements of objection relates to the building being unduly oppressive to the neighbouring property but I do not consider this to be the case given the distance between the building and Glebe House.  However, I do accept it is close the garden boundary but the existing mature trees do help reduce the impact of this building.  

I therefore recommend that planning permission be granted subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would not have an adverse impact on residential amenity nor significantly detract from the setting of the Conservation Area. 

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

1.
Within three months of the date of this permission the front elevation shall be clad in timber and the doors altered to maintain a curvilinear profile with a scheme to be agreed by the Local Planning Authority and the building shall be painted black within three months of the date of this permission.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and ENV16.

APPLICATION NO:
3/2009/0765/P
(GRID REF: SD 364065 430815)

PROPOSED 3 NO. HOUSES IN GARDEN AREA TO REAR OF PROPERTY WITH ACCESS FROM BOSBURN DRIVE (RE-SUBMISSION OF 3/2008/0860/P) AT 60 BRANCH ROAD, MELLOR, LANCASHIRE, BB2 7NY.

	PARISH COUNCIL:
	No comments or observations received at the time of the reports submission, however the Parish Council objected to the previous application for the following reasons;

1. Gross over development,

2. Clarification required on the TPO for the existing trees, and

3. Extensive use of on road parking, and further development will only exacerbate the situation, and

4. Visibility for drivers using the road is already impaired.

	
	

	COUNTY SURVEYOR (LCC):
	No comments or observations received at the time of the reports submission, however there were no objections to the previous proposal on highway safety grounds.



	ADDITIONAL REPRESENTATIONS:
	No comments or observations received at the time of the reports submission, however six letters were received from adjacent neighbours in response to the previous application, who wished to raise the following points of objection;

1. Original plans for the site were for two, four bedroom/double garage properties which is more acceptable,

2. Proposal not in keeping with the surrounding properties,

3. Site is too small to fit proposed development,

4. Insufficient space for parking per dwelling,

5. Potential parking issues on Bosburn Drive itself,

6. Potential highway and pedestrian safety issues,

7. Overcrowding of housing on Bosburn Drive will lead to noise nuisance created by the end of the cul de sac being used as a general play area,

8. The gardens to the front of existing properties on Bosburn Drive are ‘Open Plan’, and as such a condition should be placed stipulating no walls/fences to the fronts,



	
	9. We ask that the current building line is maintained and enforced by the Council, and

10. Accepting that Govt. legislation has changed, it is interesting that according to local authorities, there is still an over provision of houses in the Ribble Valley.


Proposal

This application is a re-submission of a previous approval for the erection of three, four bedroom properties on land to the rear of no. 60 Branch Road, between no’s 24 and 30 Bosburn Drive, Mellor Brook. The main alteration proposed with this scheme is the location of both the garage and conservatory proposed for each property, with both being on the right hand side of the front and rear elevations of the house, respectively, as opposed to the left hand side of the elevations, as with the previous application.

Site Location

The site is located within the village boundary of Mellor Brook as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2008/0860/P – Proposed 3 no. houses to garden area at rear of 60 Branch Road, Mellor Brook (access from Bosburn Drive) – Granted Conditionally.

3/2005/0788/P – Proposed Double Garage (access from Bosburn Drive) – Granted Conditionally.

3/2004/1081/P – Substitution of house type (includes 2m ground floor windows to north facing gable end). Re-submission – Granted Conditionally.

3/2004/0596/P - Demolition of existing house and erection of new, detached house and detached garage to rear – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G3 – Settlement Strategy.

Policy T7 – Parking Provision.

SPG ‘Extensions and Alterations to Dwellings’.

Policy L4 of the Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

This is a re-submission of a previously approved scheme for three, new residential unit within Mellor Brook, which is covered by Policy G3 of the Local Plan that allows for development wholly within the built part of the settlement. As there have been no alterations to this Policy, I am satisfied the principle of development is still in accordance with plan policy. The keys issues are therefore with regards to whether or not the proposed alterations to the scheme will have a visual impact on the streetscene, an impact on the residential amenity of nearby neighbours or an impact on highway safety.

With regards to visual impact of the proposal, it is considered that the alterations to the front elevations of the properties will have little, if no impact on the streetscene for the following reasons. Bosburn Drive itself is a modern housing development with a mixture of housing types, and the three units proposed are of modern design themselves. The dimensions of the properties remain the same as previously approved, measuring 10.2m wide x 9.5m long x 7.5m to the ridge of the roof, and are not too dissimilar in floor area to the existing properties on Bosburn Drive. They will again be constructed in materials to blend in with those of the existing adjacent properties, and will provided off street parking for approx. 3 vehicles. With regards to the spacing between the properties, there is an approx. 2m gap between the new properties, approx. 3m between no. 30 and the adjacent new property and approx. 7m between no. 24 and the adjacent new property, which is in keeping with the spacing of the existing properties on Bosburn Drive. Bearing this in mind, the three new units are considered to blend in well with the existing streetscene, and as such will cause no significant visual impact.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the Council remain satisfied that distances between the front elevations of the proposed units and those opposite, and those between rear elevations of the proposed units and the properties to the rear are acceptable, and in accordance with the SPG ‘Extensions and Alterations to Dwellings’. The conservatory proposed for no. 28 Bosburn Drive is now closer to the rear garden of no. 30, however given the 2m high fence proposed to the side and rear of the property, I do not envisage there will be any significant impact on the occupiers of this dwelling. As such, given the above, I do not consider there to be any significant impact on the amenity of the occupiers of the adjacent properties.

In respect of matters of highway safety, the County Surveyor has no objections to this proposal on highway safety grounds.

Therefore, whilst I am mindful of the previous points of objection from both the Parish Council and the nearby neighbours, I consider the revised scheme to also comply with the relevant policies, and as such recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The development must not 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 and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

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

3.
The proposed new boundary fencing shown on the approved plan ref. no. 09/1926/1 shall remain so in perpetuity, unless otherwise agreed in writing by the Local Planning Authority.


REASON: In order to retain a suitable screen between the adjacent neighbouring properties, in the interests of protecting residential amenity.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (or any other revoking 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 H10 of the Ribble Valley Districtwide Local Plan.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (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 Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future fences or walls as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

7.
The windows on the north and south facing elevations of the approved properties shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

C
APPLICATIONS WHICH THE Director of Development Services 
RECOMMENDS FOR REFUSAL
APPLICATION NO: 3/2009/0532/P                         (GRID REF: SD 375889 445842)

PROPOSED CONVERSION OF METHODIST CHAPEL INTO SIX ONE AND TWO BEDROOM AFFORDABLE FLATS INCLUDING PROVISION OF ADDITIONAL AMENITY AND CAR PARKING SPACE AT METHODIST CHAPEL, LOWER CHAPEL LANE, GRINDLETON

	PARISH COUNCIL:
	Do not approve the application on the following grounds:



	
	1.
	The lack of off street parking is a major problem in Grindleton and this development will exacerbate the situation as the application does not allow for sufficient parking spaces.  The areas that have been allocated for parking will result in the cars having to reverse into a narrow lane with very little manoeuvrability room. 



	
	2.
	Access from the main road (Main Street) is via a single track lane and this already serves 18 dwellings.  Currently refuse collection vehicles are unable to access the area and concerns have been expressed regarding access for emergency vehicles.  



	
	3.
	There appears to be too little amenity space. 



	
	4.
	The entrance and adjoining wall are of historical interest.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I am recommending refusal of this application on highway safety grounds as it does not provide satisfactory off street parking provisions and the approaches to the site demand safety improvements that cannot be achieved from within land under the applicant’s control.  

	
	
	

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



	
	1.
	Concerns over highway safety with access from Chapel Lane onto Main Street difficult to manoeuvre especially by large vehicles, eg refuse collection vehicles as well as inadequate width of track and lack of parking. 



	
	2.
	Concerns over relationship with land immediately to the south of the building where there are graves and the fact that people should be allowed to visit the graves in a degree of privacy and peace.  Is it appropriate to have windows opening directly onto the graveyard?



	
	3.
	Concern over construction traffic damaging existing road surface and who would repair, as well as general disturbance.



	
	4.
	Reference to rumours about a potential one way system being brought into operation on the nearby streets which would be objected to.  



	
	5.
	Lack of amenity space which could lead to children playing in nearby streets or disrespectfully in adjacent graveyard.



	
	6.
	Question if the application is mismatched to actual village needs and whether more suitable sites exist.



	
	7.
	Over intensive development which will compromise the amenities of nearby householders including noise issues.



	
	8.
	Whilst the plans show a doubling of internal floorspace by the insertion of a first floor, the ancillary external space cannot be enlarged on comparable basis and thus falls below normal residential standards.



	
	9.
	Privacy not only for existing residents but for the new residents of the flats as access into the building is limited and thus there will be pedestrian activity directly outside of lounge windows of the flats.



	
	10.
	Use of two sets of steps by the main entrance is discriminatory from a disabled person’s point of view limiting its use as affordable housing.



	
	11.
	A recognition that the building must be put to an active use but it would be far better suited to a community role or less intensive residential development – single dwelling.


Proposal

Consent is sought for the conversion of the Methodist Chapel in Grindleton to six apartment style units (5 four person and 1 two person unit).  All properties would be affordable for rental and in order to achieve the required sizes it is necessary to incorporate a new first floor within the building to accommodate bedroom and bathrooms for each unit. 

Physical Alterations to Building

With regard to works to the external fabric of the building, whilst no new window openings are shown the existing windows would be replaced with double glazed casement windows of either painted timber of powder coated galvanised steel.   In order to conceal the new first floor structure obscure glazed panels would need to be inserted to roughly the mid point of the tall windows of the Chapel and Sunday School and to the top rounded heads of the two ground floor front elevation windows and glazed door panels above the doorway.  The existing doors would be replaced by hardwood veneer doors with that to the front elevation having a glazed door sett inserted.  A total of seven velux are shown in the southern elevation and four to the northern elevation.  Painted red cement rendering to the main Chapel will be removed and replaced with a lighter lime render with brick elevations cleaned and repointed.  

Amenity provision and boundary treatment

Part of the development involves the separation of the existing Chapel and immediate external areas from the graveyard located to its southern side.  In order to do this a 1200mm high galvanised steel boundary fence would be provided along the southern boundary approximately 1.3m distant from the rear wall of the building.  The boundary to the south east corner of the site between the graveyard and communal amenity area for the proposed units would have a 1.8m high timber post and hit and miss boarded fence.  An external store is shown in an existing outbuilding to the east of the site with bin storage areas shown immediately in front of this.  

Parking Provision

Parking for the development is shown as three spaces to the north of the building  - the existing parking area for the Chapel and a remodelling of the area to the west of the building which currently provides entrance to both the building and graveyard.  It is proposed that the existing stone boundary wall and wrought iron railings and gate be removed and also the partial removal of a grass mound to the south west corner of the site.  This area would then be made available for parking three cars with the stone being reused to support the retained section of the mound within the graveyard.  New 1200mm high wrought iron railings would separate the parking areas from the entrance to the building.

Graveyard Access

A new public access would be provided to the graveyard located immediately adjacent to the new parking area.  This will require partial removal of an existing random rubble retaining wall and the creation of new concrete steps up to the graveyard level.  It is proposed that the original Church gate and stone gate post be relocated and reused at the new graveyard entrance.
Site Location

Grindleton Methodist Chapel and Sunday School lie at the junction of Back Lane and Lower Chapel Lane within the settlement limit of Grindleton, its Conservation Area and land designated Area of Outstanding Natural Beauty.  The building itself is identified as both a building of townscape merit and focal building in the Grindleton Conservation Area Appraisal with a graveyard to its immediate south.  The land falls away to the south.

Relevant History

B01147 – Form a car park.  Approved

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas. 

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Affordable Memorandum of Understanding

Grindleton Conservation Area Appraisal and Associated Management Guidance

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of development, effects on highway safety and visual and residential amenity.  

Principle of Development 

The site lies wholly within the identified settlement limit of Grindleton and thus Policy G4 applies which allows for the rehabilitation and reuse of rural buildings and proposals which contribute to the solution of a particular housing problem.  Proposals for the latter are then expected to conform to Policy H20 which goes into more detail about affordable housing.  The scheme before Members is the conversion of an existing building to provide six affordable rental properties with a draft Section 106 Agreement submitted outlining nomination procedures and priorities for occupation.  The Council's Housing Strategy Officer has been consulted on this application and has stated that the scheme does meet identified needs in Grindleton.  The housing waiting list for social housing is a total of 69 households that have registered an interest in housing in Grindleton.  Of these 69 households, 20 have requested two bedroom accommodation and 30 have requested one bed.  The proposal to deliver social rented units as outlined would also meet the identified need contained within the Ribble Valley Strategic Housing Market Assessment 2008.                      

I am mindful that one of the objectors has questioned whether the proposal is mismatched to actual village needs and in this matter I must be guided by the Housing Strategy Officer.  The Housing Needs survey for Grindleton undertaken in 2006 identified a total of 14 households in housing need within the next five years.  The tender preference from the Housing Needs Survey was discounted sale.  This type of affordable housing would be difficult to achieve in Grindleton where the identified affordable mortgage is for £74,000.  The discount required to be applied to any scheme to meet this level of affordability would render the scheme unviable.  Housing Associations would not consider delivering a discounted sale scheme and therefore there would be no Homes and Community Agency funding to support a discounted sale scheme.

Therefore, on the basis of this I consider that the actual principle of conversion to six affordable rental units would be acceptable subject to the provisions of other policies of the Districtwide Local Plan which are explored in detail below.

Highway Safety

It is clear from the observations of the County Surveyor that the scheme as submitted would not comply with Policy G1 insofar as inadequate parking provision is shown and the approaches to the site require safety improvements that cannot be achieved from within the land under the applicant’s control.  The highway engineer’s response goes into great detail about size of parking spaces, manoeuvrability into and out of these, visibility for vehicles exiting Lower Chapel Lane onto Main Street and concerns over refuse collection.  The applicants agent has questioned a number of points raised in a letter dated 9 September 2009 (available on file for Members to view) but the County Surveyor has not revised his observations in light of that correspondence.  Therefore, there still remains a very clear objection to the development on highway safety grounds and as such, the scheme is contrary to the requirements of Policy G1 of the Districtwide Local Plan.  

Visual Impact/Effect on Character of Building

The works can be split into two parts – parking area and physical works to the building and it is easiest to explore the impact of each of these in turn.  

The Grindleton Conservation Area Appraisal defines the Chapel as both a building of Townscape Merit (thus confirming its positive contribution to the character and appearance of the Conservation Area) and a focal building.  The buildings defining features are stated as chapel rendered with tall round headed light windows, the Sunday school of Accrington brick, all with original boundary wall, gate and railings. 
In order to provide an additional three parking spaces to the western gable of the building, which is the imposing front elevation, the original boundary walls, railings and gates will need to be removed.  It is felt that unenclosed modern parking at the Chapel’s main historic entrance and most prominent elevation to the public would be harmful to the character and appearance of this part of the Conservation Area.  Indeed, the Grindleton Conservation Area Management Guidance which accompanies the Conservation Area Appraisal refers under boundary treatments to traditionally most buildings in the Grindleton Conservation Area are defined by stone walls, of varying heights.  Sometimes soft hedging is located behind the walls.  Under a section on key design principles, it states that all new development should seek to conceal any parking or servicing areas behind built frontages of appropriate scale.  Removal of the original boundary treatment and site enclosure which it provides would thus be at odds with the detailed guidance contained within the Conservation Area Appraisal and Management Guidance to the visual detriment of the area.  It is thus felt that these works would be contrary to the provisions of Policy G1 and ENV16.  

Turning to the works the building itself, I am mindful not only of the Conservation Area and AONB setting (Policies ENV1, ENV16, ENV17) but also the fact that this is a conversion of an existing structure and thus conclude that Policies H15, H16 and H17 are equally applicable.  Policy H15 allows for the conversion of appropriate buildings within settlements, H16 requires the building to be structurally sound and of sufficient size to provide for minimal living accommodation without the need for further extensions and Policy H17 offers guidance on design matters.  Whilst I acknowledge that these saved polices are more readily associated with the conversion of more rural buildings, they fall within the section of the Districtwide Local Plan that concerns itself with the conversion of barns and other buildings to dwellings and thus offer important guidelines for building conversions.  

As stated previously, in order to enable the provision of six two storey units within the shell of the existing building, a new first floor structure is proposed and this will have an impact on the character of the internal space.  However, the building is not listed and thus such an objection to the development would prove difficult to substantiate on appeal.  However, the insertion of the first floor reveals itself in the treatment of the majority of the windows as obscure glazed panels are to be inserted into the full height windows of the Chapel and Sunday school at the new first floor level.  The design and access statement submitted outlines that the replacement windows will have a similar appearance to those currently provided which is correct in terms of materials, ie slim section steel frames to the tall windows of the building and painted timber casements to the linked section.  However, the symmetry of the existing windows with either two, three or four vertical simple fixed panes is to be replaced by a series of side and bottom hung casement windows with the obscure glazed panels to conceal the new first floor.  There are very few lights to remain fixed with the potential for different opening mechanisms used even within one window opening (full height of windows spread across two floors).  This has implications for the existing elegant lancet window openings and the former chapel’s integrity as a single structure/design.  The plans also denote the provision of four velux to the northern elevation and seven to the southern elevation to serve bedrooms (bathroom in one instance).  All but one of the bedrooms already have at least one window opening in the elevational treatment and thus I would argue that the number of velux proposed are excessive.  I note that it is proposed to use the conservation style which do not have a significant degree of upstand but the building is set in an elevated position in relation to the main part of the village and thus its roofscape is a dominant feature in the locality.  

Replacement doors are shown with in particular the new door to the front elevation having a damaging effect on the historic character of this building with the insertion of an asymmetric glazed panel and the replacement of traditional painted external doors with unpainted throughout.  The Council's Design and Conservation Officer has also questioned whether the cleaning and repointing of brickwork would destroy the patina of age of the building.  Policy H16 requires that the building should be capable of conversion without the need for major alterations which would adversely affect its character or appearance.  For the reasons outlined it is considered that the cumulative impact of all the alterations put forward would harm not only the character of the building but the visual amenities of the Conservation Area and AONB in which it is set.  

Amenity Space and Boundary Treatment to a Graveyard

The plans denote a small amenity/drying area to the east of the building – an area measuring approximately 7m x 9m and formed by paving from Marshall’s Heritage range.  This area will be separated from the graveyard by a 1.8m high timber fence with there being a pavement to the south and west of the building and again to the north eastern corner where an external bin store area is shown.  Comments have been received from objectors on the basis that the amount of amenity space is insufficient for the number of units proposed.  In response to this I would remind Committee that historically where a scheme elsewhere in the Borough was refused on the lack of amenity space the Planning Inspector commented that this is very much a matter for the individuals concerned to decide for themselves in choosing whether to live in a respective location.  The plans do provide for limited amenity space and I consider that a refusal on this ground would prove difficult to substantiate on appeal.  

The boundary treatment proposed to separate the development site from the graveyard is a 1.2m galvanised steel fence along the site’s southern boundary.  As shown on the site plan there would be a distance of approximately 2.1m between the fence and the back of the graves but it is clear on site that a row of gravestones have been omitted from the site plan meaning that the fence would be approximately 200mm from the backs of existing gravestones.  There are two issues to consider here – the visual impact of such a fence and impact on the graveyard/stones.  No specific elevational details have been submitted of the proposed fencing and I do have reservations as to whether a steel fence would be an appropriate design solution.  This is an important detail with insufficient information provided to fully assess its impact on the character of the Conservation Area.  In respect of relationship to gravestones the fence is to the rear of the gravestones and thus provided the posts for the fence are inserted between the gravestones there should not be any significant detriment caused even though the space for the fence is only minimal.

The plans show a repositioned entrance to the graveyard with the reuse of the existing gate posts and gate.  The new steps would run parallel to the wall fronting the lane and whilst I am mindful that the grassed mound that is to be dug into to facilitate the parking and in part the access has people’s ashes interned there is no evidence to suggest that the works proposed would interfere with those.  Thus I consider the new graveyard entrance acceptable.  

Impact on residential amenity

There are existing dwellings to the north west, west and south of the site.  Given that the works are, except for the amenity and bin area to the east of the building, within the existing structure, I am of the opinion that the main considerations on residential amenity are potential overlooking and disturbance from comings and goings from the site.  Having regard to the relationship between buildings I do not consider that the conversion works would result in a significant degree of overlooking so as to warrant an unfavourable recommendation.  The properties to the north west of the building that are set to the south of Lower Chapel Lane would have their amenity space, (that in the main is used for parking) overlooked – there being approximately 20m between the application building and nearest property.    However, these areas are already open to public view from those on Lower Chapel Lane and thus I consider the relationship satisfactory.

Reference has been made by objectors to privacy issues for residents of the new units as a result of people walking past habitable windows to access the amenity area but I do not consider that to be an issue and again is a matter for potential residents to consider prior to occupation.  

Noise nuisance has been mentioned but I do not consider that the use of the building for residential occupation in itself would be injurious to surrounding amenity.  I am also mindful that it is a building with an existing use that has potential for a considerable amount of both vehicular and pedestrian movements with their resulting impact on surrounding properties.  When balancing this against the proposed residential use I conclude that potential disturbance from comings and goings to the building would not be so significant so as to warrant an unfavourable recommendation.  Thus, on residential amenity grounds I consider the scheme to be acceptable. 

Therefore, having carefully considered all the above detailed factors I am of the opinion that conversion of the building to six residential units would be to the detriment of highway safety, detrimental to the character and appearance of this building of townscape merit and thus impact adversely on the Conservation Area and Area of Outstanding Natural Beauty in which it is set.  For these reasons I recommend accordingly.

RECOMMENDATION: That planning permission be refused for the following reasons:

1.
The scheme as submitted does not provide satisfactory off street parking provisions and the approaches to the site demand safety improvements that cannot be achieved from within land under the applicants control.   For this reason the proposal is considered contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  

2.
The proposal is considered to have a detrimental impact on the character and appearance of the Conservation Area and Area of Outstanding Natural Beauty by virtue of the loss of the original boundary walls, railings and gates at the front of the building and the site enclosure they provide in order to facilitate the formation of three parking spaces.  This is contrary to Policies G1, ENV1, ENV16 and H17 of the Districtwide Local Plan and guidance offered in the Grindleton Conservation Area Appraisal and Conservation Area Management Guidance.  

3.
The proposal is considered contrary to the provisions of Policies G1, H16, H17, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan by virtue of a design which is unsympathetic to the original form and character of the building in terms of number of rooflight openings, treatment of existing door and window openings and boundary treatment to the graveyard.  Approval would thus be detrimental to visual characteristics of the building and amenities of the Conservation Area and Area of Outstanding Natural Beauty in which it is set.  

APPLICATION NO:
3/2009/0657/P & 3/2009/0658/P
(GRID REF: SD 362124 443201)

PROPOSED LISTED BUILDING CONSENT AND PLANNING PERMISSION FOR SINGLE STOREY FRONT EXTENSION TO FORM DISABLED FACILITIES AND MEETING ROOM, KITCHEN AND DISABLED RAMP FROM THE EXISTING CAR PARK AT CHIPPING CONGREGATIONAL CHURCH, GARSTANG ROAD, CHIPPING

	PARISH COUNCIL:
	No observations received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the proposal.

	
	
	

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



	
	1.
	Lack of information such as dates, function and impact of the proposal on the existing single storey extension which is to be part demolished.

	
	2.
	The size of the new extension in comparison to the original chapel will obscure much of the chapel from the roadside view.



	
	3.
	Choice of random stone is inappropriate as the historic building has sandstone watershot walls of high quality.



	
	4.
	The half wood/glazed gable end to the extension      with the existing simple character of the extant building and also the proposed hardwood doors and windows are too dominant and unsympathetic to the 19th century chapel.  They would prefer to see better quality and traditional materials for the proposed glazed doorway and new disabled access.


Proposal

This proposal is for a single storey front extension at the Chipping Congregational Church, Garstang Road, Chipping.  The extension would partly involve the demolition of part of the existing single storey addition but would seek to retain the more historical part of the single storey extension.  The resultant new build would measure approximately 8.5m x 7m and would come very close to the existing stone boundary wall facing Garstang Road.  The maximum height of the building would be approximately 3.9m.  As submitted it is to be constructed of random stone walling with blue slate roof and would have a glazed section that would not be visible from the Garstang Road and it is on the elevation of the meeting room that faces towards the main church.  The single storey extension would also have a 5 paned window and a glazed doorway that would be on the southern side of the building.  The scheme also incorporates a ramp entrance which is on the eastern side of the main church and would adjoin the existing car park.  The applicant has indicated that the building would be used to assist the local community as well as the church itself.  

Site Location

The Chipping Congregational Church is located on the outskirts of Chipping and across the road from the main village hall.  It is situated within the Chipping Conservation Area as recently extended and the building itself is a grade II listed building and identified as a focal building in the character appraisal.  The main roadside frontage is off Garstang Road and there is also vehicular access to dwellings located off Swindlehurst Cottages.  

Relevant History

3/2008/0581/P – Various internal alterations.  Approved. 

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Planning Policy Guidance 15 “Planning and the Historic Environment”.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in this application relates to the impact the extension would have on the existing character of the building and the overall effect it would have on the listed building and the Conservation Area.  It is clear that the highway authority is satisfied that there is no objection on highway matters and that there are no nearby properties that are affected in terms of residential amenity issues.   It is also possible to have regard to the benefits the extension would have in keeping the building in use as well as any possible other community benefits.  

This proposal has been the subject of extensive pre-application advice and concern has been previously given regarding the size of the extension in both this current form and a previous scheme and its impact on the character of the listed building as well as the street scene impact and the Conservation Area setting.  Since the original pre-application scheme which was a modern proposal but in a larger format this current scheme is of a more modest proportion and uses more traditional materials.  Notwithstanding this point, the extension which will in many respects masks part of the original gable and the roadside is still a significant size in relation to the modest proportion of the main building.  The extension is approximately 3m nearer the roadside which again would result in a greater impact as well as a less visual relief as currently there is a grassed area separating the existing highway wall and the existing single storey extension.  

I recognise that the footprint of this extension is not of a significant size but in relation to this extension as a percentage of the existing church, it is still a great proportion and would result in a scale and massing that would be inappropriate and have an impact on the relationship of the main building as the extension no longer is significantly subservient.  The building is located in a prominent position and therefore the impact of the extension is significant and it would detract not only from the listed building, but also the Conservation Area.  

The applicant has indicated in the design and access statement that they have looked at other options but have considered that this proposal is the most acceptable as it would have an extension at the side where the existing car park is and would lead to loss of car parking spaces and would have a serious highway implication.  Also, the site of the extension on the car park would create concerns regarding obtaining disabled access and the possible damage the existing gable wall which would be an unacceptable intrusion.  The applicant has indicated that there is a perceived justification as a community benefit and believe that the proposal would enable the building to function properly.  

I am aware of the possible benefits of permitting an extension as a community facility and that it would assist the function of the Church, though in this instance I consider that despite the changes in scale and massing since the original pre-application discussion that pre-application that this proposal is still unacceptable and would result in conditions to the detriment of the listed building and the Conservation Area.  

RECOMMENDATION 1 : That planning permission be refused for the following reasons:

1.
The proposed extension by virtue of its scale, size and materials would result in conditions o the detriment of the character of the Conservation Area as well as have an impact on the listed building to the detriment of the character of the building.  As such it would be contrary to Policies G1, ENV16 and National Policy PPG15. 

RECOMMENDATION 2: That listed building consent be REFUSED for the following reason:

1.
The proposed extension by virtue of its scale, size and materials would result in conditions o the detriment of the character of the Conservation Area as well as have an impact on the listed building to the detriment of the character of the building.  As such it would be contrary to Policies G1, ENV16 and National Policy PPG15. 

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

APPLICATION NO: 3/2009/0507/P
(GRID REF: SD 374070 441978)

PROPOSED ALTERATIONS TO SECTION 106 AGREEMENT – CHANGE APPROVAL FOR PROPERTY NUMBER 32 TO BE LET ON A GENERAL NEEDS SOCIAL RENT BASIS AT ST VINCENT’S DEVELOPMENT, KIRKMOOR ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.


Proposal

Consent is sought to modify part of the Section 106 Agreement that covers the site of the former Council Depot on Kirkmoor Road.  The Agreement outlines that the apartments are available as rental units but that seven dwellings are shared ownership.  It is the latter which the Housing Association seek to change in order to make one of the units available to be let on a general needs social rent basis. 

Site Location

The site is located between properties that front onto Kirkmoor Road and the development known as Black Lane Croft to the west of the railway line and the station.  It was formerly the Council depot but was redeveloped approximately three and a half years ago for affordable housing at St Vincent’s Housing Association.

Relevant History

3/2005/0688/P – Demolition of ten existing structures.  Construction of 5 family houses, 2 bungalows, 1 special needs bungalow, 14 apartments – approved with conditions 28 October 2005.

Relevant Policies

Policy H21 - Affordable Housing - Information Needed.

Environmental, AONB, Human Rights and Other Issues

The key issue in relation to this application is whether the proposed revision would still meet identified needs.  The alteration requested will enable the Housing Association to offer this particular house for social rent which is an identified need in the most recent information available from the Council’s Housing Strategy Officer.  For this reason they are fully supportive of the suggested revision – the overall site still offering a mix of rental and shared ownership across housing, bungalows and apartments. 

Thus, the principle of the change is in compliance with policy but it is the technicalities of how to execute this that mean the application, should Committee be minded to support it, needs to be deferred to the Director of Development Services to negotiate the satisfactory completion of a Deed of Variation to the existing Section 106.  This will outline in detail the specifics of how this would operate.  Subject to 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.

RECOMMENDATION: That Committee be minded to approve the application subject to the following condition and therefore DEFER AND DELEGATE to the Director of Development Services to negotiate the satisfactory completion of a Deed of Variation to the existing Section 106 Agreement to deal with how unit 32 will be delivered as an affordable housing unit in the future.

1.
This permission shall be read in conjunction with the Section 106 Agreement signed and dated 6 February 2006 and implemented in accordance with the Deed of Variation dated …………


REASON:  For the avoidance of doubt as the original Section 106 Agreement covering the site has been amended by a Deed of Variation and in order to comply with Policy H21 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO:  3/2009/0508/P 
(GRID REF: SD 372956 043554)

PROPOSED ALTERATION TO SECTION 106 – CHANGE APPROVAL FOR PROPERTY TO BE LET ON A GENERAL NEEDS SOCIAL RENT BASIS AT 3 CORNMILL COURT, WADDOW VIEW, WADDINGTON 

	PARISH COUNCIL:
	No comments received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received with members referred to the file for full details which can be summarised as follows:



	
	1.
	St Vincent’s have made little or not attempt to sell No. 3 with the estate agent details only stating a Waddington/West Bradford connection – the criteria was relaxed two years ago to Boroughwide.  



	
	2.
	Several families of villagers living in Waddington were initially refused with the property remaining empty.  Would it not be better to revisit these applicants instead of putting it on the social housing rental list.



	
	3.
	The reason for renting is that prospective buyers cannot get a shared ownership mortgage because of the current climate – the only reason they cannot is because of the Section 106 clause on resale.  



	
	4.
	The houses were built with the intention of providing affordable housing to purchase and not rent – there are enough rental properties in the village. 


Proposal

Consent is sought to modify part of the Section 106 Agreement that covers the site of the former mill at Waddow View, Waddington.  The Agreement outlines that all the properties are to be made available on a shared ownership basis with the Housing Association seeking to revise how the Agreement would operate in relation to No. 3 – it would transfer to social rented for an interim period until such time as a potential purchaser is in a position to be able to purchase around late 2009.  

Site Location

The site is located to the south of Waddow View within the defined settlement limit of Waddington.

Relevant History

3/2005/0217/P – construction of 3 town houses with integral garages, 8 apartments with 11 car parking spaces and 5 individual garages.  Approved with conditions 15 July 2005.

Relevant Policies

Policy H21 - Affordable Housing - Information Needed.

Environmental, AONB, Human Rights and Other Issues

The key issue is whether the proposed revisions to the Section 106 in relation to the stated property would still meet identified needs.  From the information provided by the Housing Association they have been unable to sell the property in accordance with the terms of the Section 106 but have been approached by someone who would initially like to rent and purchase in late 2009.  In order to be able to purchase the property the person concerned would have to meet the eligibility criteria of the existing Section 106 Agreement.  As it stands the Section 106 Agreement does not allow for this flexibility.  It is the view of the Council’s Housing Strategy Officer that a relaxation of the Agreement to allow for such an eventuality would not undermine its fundamental purpose and would still enable the properties to be occupied to meet identified need.

The exact technicalities of how such an arrangement would operate need to be finalised in a deed of variation to the existing Section 106 Agreement.  Thus, if Committee are minded to support the revision, the application will need to be deferred and delegated to the Director of Development Services to negotiate the satisfactory completion of a Deed of Variation to the existing Section 106 to outline in detail the specifics of how the rental arrangement would operate.  Subject to 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.

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 negotiate the satisfactory completion of a Deed of Variation to the existing Section 106 to deal with how No. 3 would be delivered as an affordable housing unit in the future.  

1.
This permission shall be read in conjunction with the Section 106 Agreement signed and dated 20 January 2006 and implemented in accordance with the Deed of Variation dated ……….


REASON:  For the avoidance of doubt as the original Section 106 covering the site has been amended via a Deed of Variation and in order to comply with Policy H21 of the Ribble Valley Districtwide Local Plan.  

INFORMATION / DECISION
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