RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 5 NOVEMBER 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:

	3/2009/0517/P
	Phase 1 of a two-phase plan for a free-range poultry unit 
	Stubs Wood Farm

Rimington Lane, Rimington

	3/2009/0583/P
	Provision of a pre school building
	St Michael and St John’s Roman Catholic Primary School, Lowergate, Clitheroe

	3/2009/0603/P
	Resubmission of previously approved scheme (planning consent 3/2007/0352/P) for the conversion of barn into three new dwellings. Construction of two new detached garages and borehole water equipment room.  Installation of two new sewage treatment plants and soakaways.  Installation of three new underground tanks.  Associated external works and existing access improvements  
	High House Farm

Dilworth

	3/2009/0618/P
	Proposed two-storey extension to rear 


	73 Whalley Road

Sabden

	3/2009/0620/P
	Erection of garage (existing demolished) outbuilding for secure parking and covered entrance with balcony with stepped/ramped access
	Ferraris Country House Hotel

Chipping Lane

Thornley

	3/2009/0628/P
	Removal of redundant agricultural buildings and replacement with three small units with B1-B8 usage 
	Fairfield Farm

Longsight Road

Clayton-le-Dale

	3/2009/0633/P
	Change of use of building at part of the depot to a waste transfer station 
	3 Salthill Industrial Estate, Lincoln Way, Clitheroe

	3/2009/0642/P
	Amendment of planning consent 3/2008/0518/P to relocate the stable block on land adjacent 
	Briar Cottage

Knowle Green

Longridge

	3/2009/0652/P
	Creation of an agricultural building for livestock housing and storage
	Edisford Bridge Farm

Edisford Bridge, Clitheroe

	3/2009/0674/P (LBC)
	Alterations to form offices

	14 York Street

Clitheroe

	3/2009/0675/P (PA)
	Change of use of buildings from shop and flat to offices 
	14 York Street

Clitheroe

	3/2009/0676/P
	Application for the discharge of condition 2 (materials), condition 3 (TRO) and condition 4 (Section 106 Agreement) of planning consent 3/2008/0643/P
	Central Garage

Manor Road

Whalley

	3/2009/0678/P
	Extension to existing single storey extension 
	8 Brook Street

Clitheroe

	3/2009/0680/P
	Replace the existing lean-to at first floor, various internal alterations to form 7 bedrooms and en-suites
	The Spread Eagle

Sawley

	3/2009/0681/P
	Construction of ponds for drainage and footpath 
	Bashall Barn, Bashall Town

Clitheroe

	3/2009/0682/P
	Discharge of conditions for external lighting for Mest Building 
	British Aerospace

Samlesbury Aerodrome

Balderstone

	3/2009/0686/P
	Two storey extension of existing farmhouse into adjoining agricultural barn – remaining part of barn to remain in agricultural use 
	Lower Read Wood Farm

Old Roman Road

Read

	3/2009/0688/P
	Change of use of store building to be used as boiler/communications room to approved office development 
	Salesbury Hall

Salesbury Hall Lane

Ribchester

	3/2009/0692/P
	Proposed erection of a timber framed agricultural building to be used for the stabling of horses and relevant tack equipment for sole use of the private household
	Higher Birks House

Birks Brow

Thornley

	3/2009/0695/P
	Single storey extension to side of the dwelling 
	The Workshop

1 Closes Hall Mews

Bolton-by-Bowland

	3/2009/0696/P
	Two storey side extension and single storey rear and side extensions 
	Failside Farm

Old Clitheroe Road, Stonyhurst

	3/2009/0698/P
	Change of use from IT Training Centre into showroom and offices
	The Old Co-operative Building

2 Henthorn Rd, Clitheroe

	3/2009/0699/P
	Proposed replacement, rebuilt porch and front bay windows, new coarsed stone outer leaf to all elevations including stone quoins and window stone sills, jambs, mullions and heads plus replacement stained timber windows and doors  
	Anchor Holme

Riverside

Ribchester

	3/2009/0705/P

cont’d…\

cont’d…\
	Amendments to approved consent as follows: Alteration to front entrance door with peaked roof over; new window over garage door; change to window design to front elevation; new approach to door at rear of garage, and new bedroom window to rear elevation replaced with inward opening double doors and balustrade. Retrospective
	44 Woodhead Road

Read

	3/2009/0709/P (LBC)
	Alteration to roof of extension under construction from sloping roof to pitched roof and change door to window in east elevation of extension
	1 and 2 Edisford Hall Cottages

Edisford Bridge

Clitheroe

	3/2009/0710/P
	Demolition of existing outbuilding and construction of single storey extension 
	2 Fort Avenue, Ribchester

	3/2009/0712/P
	Application for the discharge of condition no.2 (programme of building recording and analysis), condition no.3 (scheme to assess nature and extent of contamination), condition no.4 (bat survey and report), condition no.5 (bat/protected survey report), condition no.6 (species/habitat protection and migration measures), condition no.7 (sequence of operations for the conversion), condition no.8 (materials), condition no.11 (construction/paving of new access road), condition no.12 (surfacing/marking of car parking/manoeuvring areas), condition no.16 (scheme for disposal of foul and surface waters) and condition no.17 (scheme for conveyance of foul drainage to a private treatment plant), of planning consent 3/2009/0061P 
	Higher House

Higher House Farm

Kiln Lane

Paythorne

	3/2009/0722/P
	Application for approval of details reserved by condition relating to condition no. 3 (storage of manure) of planning consent 3/2009/0297/P
	Hollins Farm Barn

Clerk Hill Road

Sabden

	3/2009/0727/P
	Roof over the existing manure store for equestrian use
	Mire Fold Farm, Longsight Road, Clayton-le-Dale

	3/2009/0729/P
	Two storey side extension
	5 Union Street, Clitheroe

	3/2009/0737/P
	Demolition of car port and construction of replacement single and two storey side extension to provide an accessible ground floor en-suite bedroom and improved living and bedroom accommodation.  External alterations to create secure off street parking and access improvement 
	Tybryn

Beechthorpe Avenue

Waddington

	3/2009/0738/P
	Widening of existing drive gateway in stone boundary to improve access and off street parking (Conservation Area Consent)  
	Tybryn

Beechthorpe Avenue

Waddington

	3/2009/0739/P
	Application for a Lawful Development Certificate for a proposed single storey rear extension to the existing dwelling  
	11 Somerset Avenue, Wilpshire.

	3/2009/0742/P
	Entrance porch and W.C. extension and rebuilding existing front garden wall
	Baines Farm

Pinfold Lane, Longridge



	3/2009/0744/P
	Extension to existing approved garage building
	Poplars, 4 Whalley Road Wilpshire

	3/2009/0751/P
	2 x fascia signs, 6 x petrol canopy fascias, 6 x car wash canopy fascia signs, 1 x ‘Thank You’ sign, 1 x trolley bay sign, 1 x directional sign, 2 x ‘Max height’ signs, 2 x bollard signs, 1 x totem sign, 3 x post mounted signs. Re-panel existing post mounted sign 
	Co-op Petrol Station

Ribble Valley Enterprise Park

Barrow

	3/2009/0753/P
	Change of use of barn to dwelling
	Moor Barn, Clitheroe Road

Knowle Green

	3/2009/0756/P
	First floor bedroom extension at rear of property 
	2 Eccles Terrace, Grindleton

	3/2009/0757/P
	Replace the existing signs with externally illuminated signs (replacement of internally illuminated fascia sign with an externally illuminated fascia sign)
	5 in 1, 23 Berry Lane

Longridge

	3/2009/0758/P
	Construction of AFAS Facility Building and external works  
	Samlesbury Aerodrome

Myerscough Road, Balderstone

	3/2009/0760/P
	Proposed rear extension, new roof and gable formed over existing garage  
	17 Parker Avenue, Clitheroe.

	3/2009/0761/P
	Construction of 430 Building and associated works including car parking 
	Samlesbury Aerodrome Myerscough Road, Balderstone

	3/2009/0763/P
	Formation of 2 no. self-contained apartments from the existing ground floor barbershop, and formation of new access door opening to side elevation 
	23-25 Bawdlands

Clitheroe

	3/2009/0766/P
	Application for the discharge of condition no. 6 (relating to materials) of planning consent 3/2009/0428/P
	The Cottage

Newton-in-Bowland

	3/2009/0767/P
	Erection of three sub station buildings and one gas house
	Samlesbury Aerodrome Myerscough Road, Balderstone

	3/2009/0797/P
	New banked earth slurry lagoon
	Hoober Farm, Horton-in-Craven

	3/2009/0808/P
	Proposed addition of two ground floor windows to the gable end wall 
	The Old Meeting House, Regent Street, Waddington

	3/2009/0814/P
	Insertion of new window in front elevation
	Berry Lane Medical Centre

Berry Lane, Longridge

	3/2009/0816/P
	New agricultural building covered midden 
	Gamble Hole Farm, Back Lane

Newton

	3/2009/0818/P
	Application for discharge of condition No. 2 relating to materials on planning consent 3/2009/0144 which was for alterations to front elevation 
	13 Linden Drive

Clitheroe

	3/2009/0784/P

cont’d…\

cont’d…\
	Application for the discharge of conditions no.1 (relating to commencement of work), condition no.2 (relating to materials), condition no.3 (relating to storage/containment of used straw) and condition no.4 (relating to landscaping) of planning consent 3/2007/0657P 
	Land off Moor Lane, Billington Moor, Whalley


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0631/P
	First floor extension to side of dwelling
	Seedalls Barn

Easington Road

Cow Ark
	Policies G1, ENV1 and H17 – detrimental effect upon the original character of this traditional building and upon the visual amenities of the Area of Outstanding Natural Beauty. 

	3/2009/0666/P
	Installation of a demountable type timber framed lined swimming pool, size 7m x 4m x 1.2m deep with small plant room and stone walls to expose faces where above ground level 
	Victoria House

Worston
	ENV13 and ENV16 impact on tree adjacent to site and resultant impact on visual qualities of area.

	3/2009/0730/P
	Change the use of part of existing front garden to provide off-road parking for one vehicle, steps to join existing garden path to house and to provide storage area for 3no. wheelie bins and housing for meters (Re-submission)
	4 Greendale View

Main Street

Grindleton
	G1 and ENV16 – Incongruous development to the detriment of the visual amenity of the conservation area and the setting of the adjacent Listed Building.

	3/2009/0734/P
	Proposed single storey side and rear extensions and the addition of a mansard roof. Amended resubmission of 3/2009/0189/P 
	Five Fells Cottage

Kirkmoor Road Clitheroe
	Policy G1, H10 and SPG “Extensions and Alterations to Dwellings” – Visual and residential amenity.

	3/2009/0752/P
	Detached two storey house and parking in garden to rear
	Wellsprings House

Woodlands Drive

Whalley
	Policy G1 – Detriment to amenities of nearby residents.

	3/2009/0755/P

cont’d…\

cont’d…\
	Amendment to previously approved application due to the relocation of the garage
	36 Henthorn Road

Clitheroe
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Isolated building to the detriment of the visual amenity of the area and creation of a precedent for similar proposals to the detriment of the street scene.

	3/2009/0757/P
	Replace the existing signs with externally illuminated signs (replacement of internally illuminated projecting sign with an externally illuminated hanging sign)
	5 in 1

23 Berry Lane

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




SECTION 106 APPLICATIONS

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0824/P
	Roof over existing manure store
	Foxfields Farm, Hurst Green

	3/2009/0866/P
	Open fronted timber framed agricultural building for storage of machinery and equipment
	Elswick Farm, Mellor Brow

Mellor


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2009/0739/P
	Application for a Lawful Development Certificate for a proposed single storey rear extension to the existing dwelling 
	11 Somerset Avenue

Wilpshire


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2009/0633/P
	Change of use of building at part of the depot to a waste transfer station 
	3 Salthill Industrial Estate

Lincoln Way, Clitheroe


APPEALS UPDATE

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

	3/2009/0025

D
	28.7.09
	Mr C Thorne

Retrospective application for a garden fence

6 Queen Street
Clitheroe
	WR
	_
	AWAITING DECISION

	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
	AWAITING DECISION

	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
	_
	APPEAL DISMISSED 12.10.09 

	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
	_
	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
	WR
	Now to be determined under the written reps procedure
	Awaiting site visit

	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
	_
	Awaiting site visit

	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
	_
	Awaiting site visit

	3/2009/0079

D
	25.9.09
	Mrs Christine Verity

Proposed single storey garden room to front elevation

Holkers Cottage, Whins Lane, Read
	WR
	_
	Notification letter sent 30.9.09

Questionnaire sent 6.10.09

Statement to be sent by 5.11.09

	3/2009/0383 & 0384

C
	8.10.09
	Individual Inns Ltd

Extension to first floor to form bedrooms and associated works (Resubmission)

The Spread Eagle Hotel

Sawley
	WR
	_
	Notification letter sent 16.10.09

Questionnaire sent 19.10.09

Statement to be sent by 18.11.09


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: 3/2009/0664/P
(GRID REF: SD 368891 432063)

PROPOSED ERECTION OF FOUR BED DETACHED DWELLING ON THE FORMER TENNIS COURT ADJACENT TO THE COACH HOUSE AT WHALLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	Have concerns about the impact upon the vegetation and trees which are subject to a Tree Preservation Order and also has concerns regarding egress from the site as visibility to the right on exit is obscured by local contours and trees.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections in principle to this application on highway safety grounds as the vehicular access from Whalley Road has previously been improved to secure safe access to this site as detailed in a previous response to application No. 3/2004/0235/P.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	13 letters have been received from the owners/occupiers of 12 properties (there are two letters from one address, one of which is claimed to be written on behalf of the owners of 14 properties) on the west side (even No’s) of Beaver Close.  A letter has also been received from a planning consultant on behalf of an adjoining resident in Hollowhead Avenue.  The grounds of objection contained in the letters are summarised as follows:



	
	1.
	It is assumed that the access track at the rear of Beaver Close will be used to provide access to the proposed dwelling.  Neighbours in Beaver Close object to this for the following reasons:

· Noise and fumes pollution

· Health and safety risk especially to children

· Detriment to privacy

· Possible damage to dry stone wall on boundary   
of track and danger to adjoining properties at 
The Grange that are built on lower ground, as a 
result of regular vehicle usage of the track or a 
vehicular accident

· Since the permission was granted for the 
conversion of the Coach House (on the basis of 
access being gained only by way of the 
driveway from Whalley Road) the applicant has 
continued to use the track at the rear of the 
Beaver Close properties sometimes with tractors 
and wagons, damaging the track and adjoining 
gardens.  This is probably partly because the 
access on to Whalley Road is not capable of 
accommodating large vehicles such as removal 
vans or construction vehicles.  

· The track is unsuitable due to no passing 
places.  

· Danger by traffic building up at the Hollowhead 
Lane junction.

· Intrusive headlights at night.

· Damage to the drainage system.

· Many previous applications have resulted in the 
same objection.  Previous applications have 
been refused and appeals dismissed due to 
effects on the amenities of the residents of 
Beaver Close.  

· Given the land available at The Knolle, it is 
reasonable to assume that this application is the 
second in a line of many.  Thus all problems will 
be exacerbated.  

· The absence in the application of any reference 
to the use of the Beaver Close track should not 
be used as a main reason for approving the 
application.

· Adverse effect on property values.



	
	2.
	Loss of privacy to a dwelling on Hollowhead Avenue as the proposed dwelling is less than 20m from the side elevation of that property in which there are habitable room windows.  There is room within the site to move the proposed dwelling further away from this existing property.  



	
	3.
	The proposed terracing of land at the rear of the proposed dwelling would result in the removal of an existing effective tree screen to the further detriment of the neighbour’s privacy.  



	
	4.
	Harm to trees that are protected by a tree preservation order to the detriment of the immediate landscape.



	
	5.
	The proposal will intensify the use of a substandard access with inadequate visibility on to Whalley Road to the detriment of highway safety.  (The consultant does not agree with the County Surveyor’s observation in respect of the previous application for the conversion of the Coach House that the access was appropriate for intensified use).


Proposal

Permission is sought for the erection of a detached house on a sloping site.  The dwelling comprises a basement, a ground floor and a first floor within the roof space, the top floor rooms being illuminated by dormer windows.  From the front (west) the building therefore has two full floors plus the roof/dormer level, and from the rear (east) it has the appearance of a dormer bungalow.  At basement level there would be a double garage, games room, entrance hall, cloakroom and boiler room.  On the ground floor there would be a lounge, kitchen/breakfast room, utility room and toilet/shower room.  Also at this level, there is an orangery/conservatory forming a single storey addition to the northern side elevation.  Within the roof space there would be two bedrooms with individual en-suite facilities and two other bedrooms that would share the same bathroom.


The main part of the building has external dimensions of 17m x 11m and the conservatory measures 6m x 5m.  At the front elevation, the building is 5.5m to eaves and 10.4m to ridge whilst at the rear it is 2.8m to eaves and 7.7m to ridge.

The external materials comprise natural stone to the front elevation with render to the other three elevations.  There will be stone quoins at all corners and stone heads and sills to the windows in all four elevations.  The roof, including the dormer cheeks, will be natural blue slates.

Vehicular access to the property would be from the existing driveway onto Whalley Road that presently serves The Knolle and The Coach House.  

The proposal involves the felling of three trees.

Site Location

The Knolle is a large detached dwelling within a large curtilage on the eastern side of Whalley Road, Wilpshire.  To the east of the main dwelling is the building known as The Coach House for which planning permission has been granted for conversion into a dwelling.  To the southeast of The Coach House, and within its curtilage, is the former tennis court and garden area to which this current application relates.

The site of the proposed building is therefore adjoined to the west by The Knolle; to the north by The Coach House and a dwelling off the end of Beaver Close; to the east by a detached dwelling off Hollowhead Avenue; and to the south by undeveloped open land.


The application site as defined in red also includes the driveway onto Whalley Road.  The Coach House and the remainder of its curtilage is shown in blue as land/property also in the applicant’s ownership.

Relevant History

3/1984/0447/P – Conversion of The Coach House into flats.  Refused.  Appeal dismissed.

3/1986/0143/P – Conversion of Coach House to private dwelling.  Refused.

3/1986/0657/P – Change of use of The Knolle from dwelling to day school, training school and staff accommodation.  Refused.

3/1994/0332/P – Outline application for six dwellings.  Withdrawn.

3/2002/0284/P – Extensions and alterations to The Coach House to form a dwelling.  Refused.

3/2002/0632/P – Change of use of Coach House to dwelling.  Refused.  Appeal dismissed.

3/2003/0731/P – Change of use of Coach House to dwelling together with new access to Whalley Road.  Refused.  

3/2004/0235/P – New access and driveway onto Whalley Road and closure of existing access.   Approved. 

3/2005/0092/P – Change of use of Coach House to commercial office and storage use.  Withdrawn.

3/2008/0390/P – Change of use of Coach House into dwelling.  Withdrawn.

3/2008/0805/P – Change of use of Coach House into dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are compliance or otherwise with housing policy and the effects of the proposed dwelling on the amenities of nearby residents, visual amenity (including effects on existing trees) and highway safety. 

Policy Considerations

As Members are aware, since the adoption of the Regional Spatial Strategy in September 2008, applications for residential development are acceptable in principle provided that they comply with the limits of development as defined in the saved settlement hierarchy of the Local Plan.  This application site is within the settlement boundary of Wilpshire, a G2 settlement.  Policy G2 states that, within the plan area development will be mainly directed towards land within the main settlement boundaries, and for Wilpshire, the ‘development of sites within the settlement boundary and outside the greenbelt’ will be appropriate.  This proposal for one dwelling within the settlement boundary is therefore acceptable in principle.  The recently approved application for the conversion of the Coach House into one dwelling was acceptable in principle for the same reason.  

Amenities of Nearby Residents

The proposed dwelling itself would not have any detrimental effects upon the amenities of any of the dwellings on the west side of Beaver Close.  Due to a combination of the distances involved, the relative land levels and existing fences and natural screening, I also do not consider that the proposed dwelling would have any detrimental effects upon the detached house, The Chestnuts, at the southern end of Beaver Close, the applicant’s dwelling, the Coach House or The Knolle.

The owner of the adjoining property, Hollowhead Farm, to the east, considers that the proposal would harm his privacy due principally to what he considers to be an inadequate distance between the two properties and the applicant’s originally stated intention to remove existing terracing at the rear of the property with a consequential loss of existing natural screening.  

The plans, however, have been amended so that the terracing and the existing trees and shrubs upon it will now be retained.  The applicant’s agent has also submitted a plan that shows the minimum distance between the two properties to be 22m and a distance between the first floor windows is 23.2m.  This plan also illustrates the fact that the ground floor of Hollowhead Farm is above the level of the first floor of the proposed dwelling.  Overall, given the distances involved, the relative land levels and the existing fence and natural screening (which can be required to be supplemented by a landscaping condition) I do not consider that the proposed dwelling would have any effects upon the privacy of that neighbouring property sufficient to represent a sustainable reason for refusal of the application.

Visual Amenity/Tree Considerations

In view of the existing tree cover within the overall area that formed the original curtilage of The Knolle, it is not considered that the proposed dwelling would have any significant effects upon the appearance of the general locality.

The proposal involves the felling of three trees (Sycamore, Oak and Beech), that are not protected by a tree preservation order.  Following a visit to the site, the Countryside Officer has commented that the three trees indicated for removal are not individually significant specimens and collectively they are of modest visual amenity value.  He therefore has no objection to their removal and replacement through the imposition of a landscaping condition.  The Countryside Officer also recommends a very specific condition concerning the retention and protection of two trees on the eastern part of the site (ie the existing terraced area between the proposed dwelling and Hollowhead Close).  

In summary, therefore, the Countryside Officer considers the proposal to be acceptable with regards to its effects upon existing trees, subject to appropriate conditions.  I have no reason to disagree with the Countryside Officer’s conclusions and recommendations.  

Highway Safety

As detailed in the application, the proposed dwelling (along with The Knolle and the Coach House) will be served by the access on to Whalley Road that was formed (following a planning permission in 2004) as a replacement for the original access which was considered to be unsatisfactory and which is now closed.  One nearby resident and the Parish Council have expressed concerns about the suitability of this access to serve another dwelling.  The County Surveyor, however, considers the application to be acceptable from the highway safety point of view and I have no reasons to disagree with his conclusions.  

Further Issue

The majority of the objections to this application are based on a fear that the applicant will use the track at the rear of Beaver Close as the access for the proposed dwelling.  The application, however, does not seek permission for the use of that particular access route, and the track is not included within the application site.  This application (indeed any planning application) can only be determined on the basis of what has been applied for, and any fears about what may or may not happen in the future cannot be a reason for refusal of a planning application.  The previous refusals and appeal decisions referred to by many of the objectors were made legitimately as, in those cases, the development did propose the track as the sole means of access, and its intensified use for that purpose would have been detrimental to the amenities of adjoining residents.  That is not, however, the case in this current application, just as it was not the case in the recently approved application for the conversion of the Coach House into a dwelling.  On the basis of the access being onto Whalley Road, as applied for in the application, the proposal will have no effects on the amenities of the residents of Beaver Close.  There is, therefore, no legitimate reason for refusal of the application that in any way relates to the track at the rear of Beaver Close.

Conclusion

Having carefully considered the relevant issues and explained why one matter raised by neighbouring residents is not relevant to the consideration of the application, I consider the proposal to be acceptable subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

The proposed dwelling 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 October 2009.

REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments that enable the retention and protection of existing trees and shrubs in the interests of the amenities of a neighbouring property, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

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

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

4.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  The scheme shall include details of supplementary screen planting close to the eastern boundary of the application site.  

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

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

5.
Prior to the commencement of any site works, including delivery of building materials and excavations for foundations or services, trees identified as T12 and T13 shall be protected with a root protection area of 8.5m (measured from the centre of the main stem) in accordance with BS5837 (Trees in Relation to Construction) the details of which shall be agreed in writing, implemented and inspected by the Local Planning Authority before any site works are begun.  

The rot protection zone shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.  During the building works, no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone.  In addition, no impermeable surfacing shall be constructed within the protection zone.  

No tree surgery or pruning shall be implemented without the prior written permission of the Local Planning Authority, which will only be given when the Authority is satisfied that it is necessary, will be in accordance BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON: In order to ensure that the trees within the site that are to be retained are afforded maximum physical protection from the adverse effects of development in order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

6.
Prior to the commencement of construction works, the precise siting of the dwelling and its proposed finished floor slab level shall be marked out/indicated on site to be viewed and agreed in writing by the Local Planning Authority.

REASON: To ensure compliance with the submitted plans and in the interests of visual amenity and the amenities of nearby residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2009/0700/P
(GRID REF: SD 375047 442759)

PROPOSED EXTENSION TO REAR OF EXISTING RESIDENTIAL CARE HOME AND SMALL FRONT EXTENSION AT HIGH BRAKE HOUSE, CHATBURN ROAD, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections subject to the satisfactory provision of 7 parking spaces which would comply with the parking standards adopted by the County Council for a residential care development of this type.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Chatburn Road who objects to the application for the following reasons:



	
	1.
	Development at this site over the years has increased the amount of vehicular traffic, and the addition of yellow lines in front of High Brake House results in people parking in front of his bungalow, which results in a hazard when he tries to exit his own driveway.  The proposal would exacerbate this problem, and it if goes ahead, he would prefer to have the double yellow lines extended in front of his dwelling.



	
	2.
	The proposed front extension would adversely affect light to his bedroom window.



	
	3.
	Continuous planning developments have reduced the quality of our environment and this latest application appears to be going in the same direction.  The area used to be a residential area of quality but that is not true nowadays.


Proposal

The main part of the proposal is a two-storey extension onto the rear of this property to provide 12 bedrooms with associated lounge, dining and bathroom accommodation to provide additional residential care for the elderly, specifically dementia care.

The extension is ‘L’ shaped in form and extends 21.9m from the south western part of the rear elevation of the existing building.  Although two stories in height, due to the rear garden being much lower than the ground upon which the existing building is constructed, the first floor level of the extension would be at the lower ground level of the existing building.

The existing building is rendered with painted quoins and has a pitched slate roof.  Surrounding residential properties have rendered walls and artificial slate roofs.  The proposed extension would have rendered walls, painted quoins and an artificial slate roof.

The internal layout has been designed so that corridors run down the length of the south western elevation on both floors.  The windows to these corridors could be obscure glazed through a condition, in order to prevent any loss of privacy to the adjoining properties to the south west in Colthirst Drive.  The windows to the bedrooms etc in the other two elevations are a minimum of 21m away from other surrounding dwellings in Colthirst Drive, and there is also extensive hedge and shrub screening on the rear and north eastern side boundaries of the site.

Permission is also sought for the small two storey extension projecting 1.2m forward of the south western part of the front elevation of existing building.  This would facilitate the conversion of an existing integral garage into an office and training room and a small extension to two existing first floor level bedrooms.  This would also be constructed using matching render, painted quoins and natural slates.

Site Location

The application relates to High Brake House Care Home which is situated on Chatburn Road opposite Clitheroe Grammar School.  The building is set back from the road with private parking on the forecourt and side areas, and there is a relatively large garden area, on lower ground, at the rear.  The site is adjoined on both sides and at the rear by residential properties.

Relevant History

3/2007/0599/P – Extensions and alterations.  Approved.

3/2008/1020/P – Extension above existing two storey section at the northern end of the building.  Approved.

3/2009/0190/P – Proposed extensions to front and rear.  Approved.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The considerations in the determination of this application relates to the effects of the two extensions upon the appearance of the building itself and the locality in general, and upon the amenities of nearby residents and highway safety.

With regards to the first consideration, both extensions are appropriately designed and to be constructed using matching materials.  I therefore consider that they would have no detrimental effects upon the appearance of either the building itself or the general locality.

With regards to the second consideration, an adjoining resident has objected to the small front extension on the grounds that it would cause a loss of light to his bedroom window.  Due to the very small size of the extension and its distance away from the adjoining property, I do not consider that there would be any discernible loss of light to the neighbour’s bedroom window.

The rear extension, although relatively large, has, in my opinion, been very carefully designed and positioned so that it does not have any seriously overbearing/overshadowing effects on any of the surrounding properties.  The internal layout and window positions have also been well thought out in order to avoid any serious loss of privacy to any adjoining residents.

In order to ensure that there is no harm to the amenities of neighbours, in the event of planning permission being granted, I would recommend the imposition of conditions concerning obscure glazing to the windows in the south western elevation and that the position and finished floor level of the extension be marked out on site and approved by the Local Planning Authority prior to the commencement of construction works.

With regards to the final issue, the adjoining resident has also expressed concerns/objections about parking and highway safety issues.  The submitted plans show that the existing entrance and exit arrangement will be retained and that a planting bed will be removed in order to provide 8 parking spaces in front of the building.  The County Surveyor considers one of the spaces to be unusable, but comments that 7 spaces would, in any event, comply with the adopted parking standards.  Subject to a condition requiring the satisfactory provision of 7 parking spaces, there are therefore no highway safety objections to this application.

The proposal would still leave a relatively large private garden/patio area for use by residents of the care home.

Overall, I can see no sustainable objections to this application.

SUMMARY OF REASONS FOR APPROVAL

The proposed extensions to the existing care home would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

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

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

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

2.
Prior to the commencement of construction works, the precise siting of the extension and its proposed finished floor slab level shall be marked out/indicated on site to be viewed and agreed in writing by the Local Planning Authority.

REASON: To ensure compliance with the submitted plans and in the interests of the amenities of nearby residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the first use of the extension hereby permitted, 7 parking spaces with associated access and manoeuvring areas shall have been formed in accordance with a detailed plan that has first been submitted to and approved in writing by the Local Planning Authority.  Thereafter, these facilities shall be kept permanently 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. 

4.
All windows in the south western side elevation of the extension hereby permitted shall be fitted with obscured glass, precise details of which shall be submitted to and agreed in writing by the Local Planning Authority prior to any glass being fitted in this elevation.  Thereafter, there shall be no alterations to these windows and no additional door or window openings shall be formed in this elevation unless a further planning permission has first been granted in respect thereof.

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

5.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

APPLICATION NO:
3/2009/0743
(GRID REF: SD 371108 434718 )

PROPOSED AMENDMENTS TO AN EXISTING APPROVED TWO-STOREY HOTEL EXTENSION INCLUDING THE CHANGE FROM 10 BEDROOMS TO 15 BEDROOMS OFFICE AND COMMUNAL SPACE. ALTERATIONS TO ELEVATIONS TO SUIT NEW INTERNAL ARRANGEMENT AT MYTTON FOLD HOTEL & GOLF COMPLEX, WHALLEY ROAD, LANGHO.

	PARISH COUNCIL:
	No objection.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following:



	
	1.
	We object to the positioning of the proposed extension.



	
	2.
	Within the last two months the sewer that will be used by Mytton Fold Hotel has overflowed from the manhole adjacent to 198 Whalley Road, into the field and ran into the small stream.



	
	3.
	If the proposed development is allowed to go forward   without improvements to the sewerage system and as a result my home is flooded with raw sewerage we will be looking for compensation.


Proposal

The application seeks permission for a number of amendments to a previously approved application (3/2005/0044), for the erection of a two-storey annexe building for the accommodation of 10 en-suite bedrooms.

This report relates to the amended plans received on the 15th of October 2009, which includes alterations to windows and doors to accommodate 15 bedrooms with office space, storage and plant room, changes to the external staircase and the erection of an approx. 15.2m long and a maximum of 3.5m high wall wrapped round the gable elevation of the building.

Site Location

The hotel lies to the south of Whalley Road, Langho off the Petre roundabout within land designated as Open Countryside.

Relevant History

3/2005/0044 – Proposed erection of a two storey bedroom annexe comprising of 10 no. en-suite family bedrooms (Re-submission) – Approved with Conditions 30th March 2005.

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact I consider that as the footprint of the building remains the same as that approved in 2005 the alterations to the elevations, materials used and the erection of the wall will not prove visually prominent within the immediate locality and will compliment the main hotel.

Due to the sufficient distance to any neighbouring residential properties I consider that the proposed alterations will have minimal impact upon neighbouring amenity.

I note the comments regarding the drainage system of the hotel and potential flooding but regard should be given to the original consent, and matters regarding sewerage system would be subject of building control.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

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

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

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 15th of October 2009.

REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments and in accordance with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0770/P
(GRID REF: SD 372478 444317)

PROPOSED TIMBER FRAMED SHED COVERED WITH GREEN BOX PROFILE SHEETING TO REPLACE AN EXISTING SHED. TO BE USED FOR GENERAL AGRICULTURAL STORAGE (RE-SUBMISSION). LAND AT SUNNYBROOK BARN, SLAIDBURN ROAD, WADDINGTON, LANCASHIRE.

	WADDINGTON PARISH COUNCIL:
	Objections are raised by the Parish Council based on the fact the building is only 4m from the brook edge and it should be a minimum of 6m away. Also, if it is to be used to store machinery there is the potential that diesel may leak into the watercourse.



	ENVIRONMENT AGENCY:
	Whilst they objected to the previous application, the Environment Agency are satisfied that the development proposed by this application will not detrimentally effect the ecology of the adjacent watercourse. However, they do request certain informatives be placed on any subsequent approval.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour with the following points of objection being raised:

· The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.

· It is a prominent site, visible from Slaidburn Road.

· There is no merit on agricultural grounds for approval, as the applicant is not the owner of the land, nor a farmer and is not employed in agriculture;

· The proposal does not comply with the requirements of Policies ENV1 or G1.

· The siting of the building is adjoining a watercourse and there is a serious risk of pollution from the proposed use of the building to store agricultural machinery.

· The existing shed was erected without permission and measures 2 x 3m.


Proposal

The application seeks permission for the erection of an open fronted shed for the purposes of general agricultural storage on land to the rear of Sunnybrook Barn, Slaidburn Road, Waddington. The shed will replace an existing timber shed structure that sits on site, currently positioned approx. 1.2m from the edge of the brook that runs through the site. However the new shed will be sited approx. 4m from the brook, a distance that has been discussed and agreed with the Environment Agency. The building will be of a timber-framed construction, and clad in dark green, box profile sheeting.
Site Location

The site is located on the east of Slaidburn Road, Waddington, approx. ¼ of a mile north of the village boundary of Waddington. The land slopes from east to west on the east bank of the brook, and from west to east on the west bank of the brook, and is screened from the adjacent highway by virtue of trees and foliage mainly on the west bank of the brook. The land lies within the Forest of Bowland Area of Outstanding Natural Beauty.  The site is partially visible from the property, Chancery Barn, however given the land levels I do not believe it will be unduly prominent.

Relevant History

3/2009/0578/P – Proposed open fronted timber framed shed to provide storage for hay and machinery – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG – Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

The main issues arising from this application are the visual impact of the proposed shed, any potential ecological impact on the adjacent brook and any potential impacts on the amenity adjacent neighbouring dwellings.

VISUAL IMPACT

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, it must be noted that the existing building on site can not be easily viewed from outside the site due to its location close to the brook and by virtue of trees and foliage on the bank of the brook, meaning that it is reasonably well screened at present. As such, it must be considered as to whether or not this proposed new building creates further prominence, or whether there will be only a minimal impact. Given that the building will be located in almost the same location as the existing structure on site, and therefore only viewed from within the site due to its location close to the brook and by virtue of trees and foliage on the bank of the brook, the proposed site is considered an acceptable location without causing undue visual harm to the area. The materials and colours proposed are also considered appropriate for the building in question, as such bearing in mind the above, I do not consider the building will be unduly prominent to the detriment of the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty, and it therefore complies with Local Plan Policies G1 and ENV1, and the SPG “Agricultural Buildings and Roads”.
ECOLOGICAL IMPACT ON THE ADJACENT BROOK

With regards to the ecological impact of the proposed development, I will refer to the comments from the Environment Agency. The Environment Agency objected to the previous proposed development due to the close proximity of the building to the watercourse. Following discussions with the Applicant and the Environment Agency on site, they agreed that if the proposed building was no closer to the watercourse than the existing building, i.e. 4m at its closest point, the effect on the watercourse and associated habitat will be no greater than that of the existing building. In addition, given that moving the building further from the watercourse would require extensive cut and fill to place the building on a flat level, there is the potential that this could have more of an ecological impact, to the detriment of the site area. As such, given that the Environment Agency will have ultimate control over works to or around the brook, and that they have raised no objections to this raised by the Environment Agency, it is considered that in order for the Local Planning Authority to be wholly satisfied, full details of the proposed surface water run off shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of any development.
IMPACT ON AMENITY

With regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, the nearest properties are approx. 50m away from this site. Bearing in mind the land on which the building will be sited is at a much lower level, within a dip close to the brook and is screened from the adjacent highway by virtue of trees and foliage mainly on the west bank of the brook, whilst the site is partially visible from the property, Chancery Barn, I do not believe it will be unduly prominent and the development will have little if no impact on the amenity of the nearby residents. The scheme therefore complies with Local Plan Policy G1.

Whilst the above covers the majority of concerns raised by the nearby resident, they also include the lack of agricultural justification for the building. However given the size of the area of land owned by the applicant, it is only sensible to consider that he may require equipment to look after the land, and that the size of building proposed is adequate enough to cope with the storage of this required equipment without being excessive.

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

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

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

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

2.
Precise specifications or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

1. No development approved by this permission shall be commenced until the Local Planning Authority has approved a scheme for the disposal of surface waters.  Such a site drainage plan will need to consider the concerns raised by the Environment Agency that no contaminated water be discharged to the surface waters, and the scheme shall be constructed and completed in accordance with the approved plans.
REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997) where applicable.

2.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

3.
The applicant should ensure that there is no possibility of contaminated water entering and polluting surface or groundwater, both pre-/post-construction. Only clean surface water from the roof should be discharged to any surface water soakaway or watercourse. Any contaminated surface water-run off must be disposed of in such a way as to prevent any discharge to any borehole, well, spring, soakway or watercourse. It is the responsibility of the landowner to ensure that any activities undertaken on site do not cause pollution of the adjacent watercourse.

4.
Any works to the watercourse within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal Consent of the Environment Agency under Section 23 of the Land Drainage Act 1991. Culverting other than for access purposes is unlikely to receive Consent, without full mitigation for loss of flood storage and habitats.

APPLICATION NO: 3/2009/0775/P
(GRID REF: SD 366286 444838)

PROPOSED OPEN SLURRY LAGOON AT HIGHER LEES FARM, COW ARK

	PARISH COUNCIL:
	No observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations received.

	
	
	


Proposal

This application seeks detailed consent for the construction of an open slurry within the farmstead of Higher Lees Farm, Cow Ark.  It is essentially an application that involves the excavation of land to create a hole approximately 25m x 58m with a depth of 1.8m.  The excavated soil would be used for an earth embankment which would be approximately 1.5m in height.  The lagoon will be fenced off by a post and wire fence with a close mesh design and barbed wire on the top.  The maximum height of the fence would be 1.3m.

Site Location

The farm is located in the Area of Outstanding Natural Beauty in the open countryside within the existing farm complex.  The lagoon is located approximately 50m from the main farm complex and 30m from the existing slurry tank.  The farmhouse itself is a Grade II listed building.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Agricultural Buildings”.

Environmental, AONB, Human Rights and Other Issues

The main issues here relate to the visual impact of the proposal including the effects the development would have on the setting of the listed building as well as any environmental issues.

The proposal is necessary in order to comply with the Nitrate Vulnerable Zones 2008 European Legislation which requires the storage of 22 weeks of slurry on site.  The Environment Agency is satisfied with the location from a technical point of view.  I consider that the visual impact on the proposal is limited and it would not affect the setting of the listed building as such.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

APPLICATION NO:
3/2009/0809/P
(GRID REF: SD 373354 441274)

PROPOSED INSTALLATION OF AN AUTOMATED TELLER MACHINE AT SPAR STORE, GARNETT ROAD, CLITHEROE, LANCASHIRE, BB7 2BA.

	TOWN COUNCIL:
	Whilst there is no objection to the proposal, the Town Council expressed concern that there would be a charge made for the use of the ATM machine, however they are aware this is not a planning consideration.


	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby neighbours regarding the proposed application. These letters raise the following points of objection:



	
	1.
	Increase in noise nuisance issues at the site, more specifically late/later at night than the current hours of opening, and subsequent affect on quality of life to neighbours.



	
	2.
	Potential anti-social behaviour.



	
	3.
	There are already other usable 24hr ATMs nearby.



	
	4.
	Access to house blocked by delivery vans. 


Proposal

The application seeks permission for the installation of an Automated Teller Machine at the Spar Store, Garnett Road, Clitheroe.

Site Location

The site lies within a pre-dominantly residential area of Clitheroe.

Relevant History

3/1996/0752/P – Car Park for use by staff – Extend lay-by to create 8 no. off street parking places (Re-Submission) – Granted Conditionally.

3/1996/0341/P – Display an advertisement – Pole Sign on forecourt of Spar Store – Granted.

3/1996/0135/P – Construction of Car Park for customers and staff on vacant area at rear of shop – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the installation of an Automated Teller Machine at the Spar Store, Garnett Road, Clitheroe. The building is surrounded by residential properties. The main issues with regards to this application relate to the visual impact of the proposed ATM at this location and any possible affect the proposal may have on the residential amenity of the adjacent neighbours.

With regards to the visual impact of the scheme, given the existing visual nature of the shop frontage, the insertion of the ATM in this shop frontage is not considered to have a detrimental impact on the visual amenity of the area.
With regards to any potential affect the proposed installation of an ATM at this location may have on the residential amenity of the adjacent neighbours, I refer to comments from the Council’s Environmental Health Officer. Whilst the majority of ATM’s are found within/closer to town centres, there are others within more residential areas, including one on Henthorn Road. The Environmental Health Department note that they have had no experience of nuisance arising from ATM's within the Ribble Valley. In respect of this site, they are aware of an issue this summer at this location with regards to disturbance from the newspaper deliveries to this store between 5 and 7 am, however they note that Manager of the store has resolved this issue in liaison with the delivery companies. The ATM at this location will attract a number of users outside of the normal opening hours of the Spar Store itself, which is currently open 8am till 11pm Monday to Saturday, and 10am to 10.30pm on Sundays, however the likelihood is that this would not be such a significant number so as to cause a significant, detrimental impact on the amenity of nearby neighbours.
As such, and although I note the letters of objection from nearby neighbours, I consider that the proposal is acceptable and in accordance with the relevant Planning Policies, and as such the application is recommended accordingly.
SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

APPLICATION NO:
3/2009/0839/P
(GRID REF: SD 368452 438255)

PROPOSED BUILDING OF VILLAGE STORE AND TEA ROOM FOR A TWO YEAR PERIOD ON LAND NEXT TO VILLAGE HALL, HURST GREEN MEMORIAL HALL, AVENUE ROAD, HURST GREEN

	PARISH COUNCIL:
	As trustees of Memorial Hall we cannot support the application.  

Taking legal advice they feel the Deed of Gift prohibits this type of development.  Concern that this would prevent proper access to the Bowling Club and rear of Memorial Hall.  This building is within the Conservation Area.  

No details provided for disposal of foul water. 

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGICAL):
	No comments to make having studied the details.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	Two letters of objection have been received which raise the following issues:

	
	1.
	Lack of parking as existing car park is often full.



	
	2.
	Concern over children’s safety as the site slopes so the building may be wedged up.



	
	3.
	Issues over access to the Bowling Green.



	
	4.
	Visual impact and affect on adjacent Listed Buildings, Conservation Area and Village Hall.



	
	5.
	Breach of legal right due to Deed of Gift. 



	
	6.
	Concern over legality of application made on agenda item leading to this application. 




Proposal

This application is for the erection of a timber building measuring approximately 3.7m x 8m with a maximum height of approximately 3.5m.  The building is adjacent to the village hall and Shireburn Cottages which is a listed building.  It is set approximately 1m back from the front of the village hall and on the existing hard standing which also forms an access track to the bowling club.  

The use of the building is for a shop and tea room.  The building has two windows and a doorway looking towards the village hall and windows at the rear and front of the building.  The building abuts the stone boundary wall which forms part of the garden of the adjacent property.

Site Location

It is situated adjacent to the village hall and Shireburn Cottages and within Hurst Green Conservation Area.  Access is via the existing car park off Avenue Road.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy S5 - Shopping Policies - Villages.

Environmental, AONB, Human Rights and Other Issues

The main issues here relate to the visual impact which include the impact on the Conservation Area and the setting of the listed building, amenity impact as well as the possible benefit of a shop to the local community.

In relation to visual impact the building is set back from the main highway and will not be readily visible and it is clearly subservient in size to the adjacent village hall.  It is also considered that due to its design and that it is of a temporary structure, its impact on the setting of the listed building and Conservation Area is limited.  However, it is clear that if this was to be a permanent proposal, more regard would have to be given to its design and materials.  

Currently in Hurst Green there is no provision for a village store.  Policy 5 of the Districtwide Local Plan states that “applications for the provision of shops serving a local area will be permitted.  Applications must conform to other policies of the Plan and in particular one not to harm the residential amenities of the area, provide adequate safe parking provision; should incorporate suitably designed shop fronts which affect the character of the area”.  

Although I note concerns expressed regarding lack of parking I am satisfied that adequate car parking space associated with the village hall exists and, given the temporary nature of the building and its siting and design, it is appropriate in this instance.  However, I still consider that a materials condition should be imposed with a possibility of the front elevation of the building being painted an appropriate colour or of a different material. In relation to residential amenity, I consider that a condition should be imposed limiting the hours of use so as not to disturb the occupiers of the adjacent property.

I note the concerns of the bowling club regarding the access arrangements but I consider that this is a limited impact and predominantly a civil issue.  

Having regard to all the above I am of the opinion that works would not significant affect the visual or residential amenities nor have a detrimental impact on highway safety.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

2.
The building hereby permitted, and any ancillary works and structures shall be removed on or before 31 December 2011 and the site restored to its former condition to the full satisfaction of the Local Planning Authority unless a renewal of this planning permission has been granted by the Authority.

REASON:  This temporary consent has been granted in consideration of specific circumstances and retention of the development on a permanent basis would be contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 1800 hours.

REASON:  In order to comply with Policies G1 and S10 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

4.
Precise specifications or samples of walling 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 and ENV16 of the Ribble Valley Districtwide Local Plan.

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

APPLICATION NO:
3/2009/0513/P
(GRID REF: SD 375076 449619)

CONVERSION OF DISUSED BARN INTO TWO LOW COST DWELLINGS AT HARROP GATE BARN, HARROP FOLD, LANE ENDS, GRINDLETON, CLITHEROE, LANCASHIRE.

	PARISH COUNCIL:
	No objections.



	LCC HIGHWAYS OFFICER:
	No objections in principle to the application on highway safety grounds.



	LCC PLANNING OFFICER (ARCHAEOLOGY):
	No objections subject to a building recording and analysis condition given its historical interest.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour who wishes to raise the following points of objection:

1. We understood that Planning Committee were not considering the conversion of any further disused barns in the Ribble Valley?

2. It seems extraordinary that low cost housing so far out in the country is of any value whatsoever, and

3. There is quite enough traffic on Lambing Clough Lane.


Proposal

This application seeks approval for the conversion and extension of an existing disused barn into two low cost/affordable units. As well as the various works involved in the conversion and extension of the building, the scheme also includes the removal of a number of existing agricultural buildings, the creation of a defined curtilage area, the creation of parking areas and areas of planting surrounding the site. The proposed low cost/affordable units will be the subject of a 106 Agreement, a draft copy of which has been submitted with the application.

Site Location

The site is located within the Forest of Bowland Area of Outstanding Natural Beauty on the southern side of the unclassified road to the hamlet of Harrop Fold, which is approx. 2 miles north of the village boundary of Grindleton, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Development in Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversion – Building to be converted.

Policy H17 – Building Conversions – Design Matters.

Policy H20 – Affordable Housing – Villages and Countryside.

Policy H21 – Affordable Housing – Information Needed.

Environmental, AONB, Human Rights and Other Issues

The keys issues with regards to this proposal are the principle of the development, the visual impact on the character of the building by virtue of the proposed alterations and extensions required and the impact on the residential amenity of nearby neighbours.

With regards to the principle of the proposed development, we must assess the scheme against the following relevant Planning Policies, G5, H15, H16, H20 and H21. More specifically, there are considered to be two issues in respect of the principle of development, which are;

· the location of the site outside settlement/village boundaries, and

· that the scheme is a barn conversion.

PRINCIPLE OF SITE FOR HOUSING

With regards to the location of the site, Policy G5 states that ‘Outside main settlement and village boundaries, consent will only be granted for small scale developments which are developed for local needs housing, subject to Policy H20 of the local plan’. Policy H20 states that in relation to this particular site, ‘Planning permission will only be granted for 100% affordable housing needs housing developments which are intended to meet a proven local need’. As such, given the proposal is for two low cost/affordable units and there is a proven local need within this area (confirmed by the Council’s Housing Officer), the proposed site is considered to be an acceptable housing site, in principle, in line with the above Policies, given the housing will be low cost/affordable.

PRINCIPLE OF BARN CONVERSION

However, whilst the proposed affordable scheme complies with those Policies, as the proposal involves the conversion of a farm building/barn, the scheme must comply with Policies H15 and H16.

Policy H15 states that ‘Permission will be granted for the conversion of buildings to dwellings in situations where there would be no materially damaging effect on the landscape and within the A.O.N.B. the proposal should be consistent with the conservation of the natural beauty of the area’. In addition, the Policy also notes that in respect of the re-use of buildings, the Council must also have regard to the contribution the building makes to the A.O.N.B. and the effect any proposal would have on the natural beauty of the area. Policy H16 notes that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”.

It is considered that due to the prominent roadside location of the building and the contribution it makes to the setting of the adjacent farmhouse, the building is considered to be of architectural and landscape merit, in that it is of visual benefit to A.O.N.B. and landscape in which it is set, and as such its retention is considered worthy. As such, considering the built form is already there, the Council must assess whether there will be any harm caused to the landscape, or indeed the building, by virtue of the conversion of the building.

Details have been supplied to indicate that the building is structurally sound and capable of conversion, and the only extension to it will be a single storey lean to on the side elevation that replaces a smaller existing lean to. In removing the large, unsightly and disused agricultural buildings, and adding more domestic windows and treatments to the building, there will undoubtedly be some impact on the area and on the building, however the proposed treatments and minimal no. of additional openings are considered sympathetic to the building itself, to the landscape character and to the property opposite, which is a recently modernised property, with a large, detached garage. In considering the above, and that the site is located some 500m from the hamlet of Harrop Fold, which lies further along the road to the west of the site, the scheme is considered to comply with Policies H15, H16 and ENV1, in that there will be no materially damaging effect on the character of the building, the landscape quality of the area nor unacceptable harm to the A.O.N.B. 

VISUAL IMPACT

As the principle of affordable housing at this location and the conversion of the building into housing is considered acceptable, consideration must be had to how the conversion works and extensions proposed will have a visual impact on the character of the building and on the landscape and setting of the area in relation to Policies H17 and ENV1. With regards to visual impact on the character of property, following numerous discussions the Agent has limited the number of new openings into the front elevation of the property, and simplified the fenestration in the rear elevation. In doing so, the character of the property is retained by the sympathetic nature of the design and detail. By virtue of this level of detail, the wider landscape impact is also minimised as the building is not over-domesticated in appearance, its design compliments the modernised farmhouse opposite and the materials proposed for the conversion are all considered appropriate.

The land to the rear of the building has been formalised as garden area, and will be formally controlled by the removal of normal permitted development rights. As such, the visual impact of the garden area should be minimal. The land to the left of the front elevation will be made into a car parking area for the properties, with fencing bordering the adjacent field. There are no specific details for the hard standing areas, however tarmac would not be considered appropriate in this location due to the stark colour, and as such further details indicating what they may use will be requested to the satisfaction of the Planning Department. As such, the proposed scheme is considered to have a minimal impact on the visual setting and character of both the A.O.N.B. and the building, in compliance with Policies ENV1 and H17 of the Local Plan.

RESIDENTIAL AMENITY

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the front elevation of the building itself lies approx. 30m from the front elevation of the adjacent property. There is considered to be sufficient distance in-between the two properties, and I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent property by virtue of the proposed development.

Finally, having discussed the proposal with our Environmental Health Department, whilst they have no objections to this application, it was considered that in view of the previous agricultural use on site, they would recommend that an investigation and risk assessment, in addition to any assessment provided with the planning application, be completed to assess the nature and extent of any contamination of the site. This can be dealt with a suitable planning condition.

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from the nearby neighbours, I consider the scheme to comply with the relevant policies, and as such 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 countryside, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That Committee be minded to approve the application subject to the following conditions and therefore DEFER AND DELEGATE to the Director of Development Services to negotiate the satisfactory completion of a Section 106 Agreement to deal with how the two units will be delivered as affordable housing units.

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

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 shall retain effective control of the development and to ensure the continued structural integrity of the building.

2.
This permission shall be read in accordance with the Section 106 Agreement dated…

REASON: For the avoidance of doubt as the permission is subject to an agreement in relation to the low cost/affordable housing approved.

3.
This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 13 August 2009.  Any deviation from the survey may need to be the subject of a further planning application.

REASON:  To comply with Policies G1 and H16 of the Ribble Valley Districtwide Local Plan since the application is for the conversion of the building only.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 5 October 2009.

REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interest of visual amenity.

5.
Prior to the commencement of development, an investigation and risk assessment, in addition to any assessment provided with the planning application, shall be completed in accordance with a scheme to assess the nature and extent of any contamination on site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing by the Local Planning Authority. The investigation and risk assessment must be under taken by a competent persons and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include:

1)
a survey of the extent, scale and nature of contamination;

2)
an assessment of the potential risks to:




human health;


property (existing or proposed) including buildings, crops, livestock, pet, woodland and service lines and pipes;


adjoining land;




ground waters and surface waters;


ecological systems;




archaeological sites and ancient monuments.

3)
an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's "Model Procedures for the Management of Land Contamination, CLR 11."

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

6.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any order revoking or re-enacting that Order) any future extensions, external alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to E and Part II Class A shall not be carried out without the formal consent of the Local Planning Authority.

REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.

7.
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.

8.
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.

9.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan.

10.
Before the units hereby permitted become occupied, the car parking area indicated on the approved plans shall be completed and clearly marked out in accordance with a scheme, including full details of materials and landscaping, to be submitted to and approved in writing by the Local Planning Authority.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to ensure the effective use of parking areas and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.
11.
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.

12.
No works (including demolition of buildings) shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building/site.

13.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

14.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.

REASON:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

15.
Notwithstanding the ground floor casement window on the front elevation of drawing 210/1/2A, further details showing design and size shall be submitted to and approved, in writing, by the Local Planning Authority.


REASON:  In the interests of visual amenity.  

NOTES

1.
Development on this site should be drained on separate foul and surface water systems.  All foul drainage must be connected to the foul sewer and only uncontaminated surface water should be connected to the surface water system.

However, where there are established combined systems the possibility of deviation from this general policy may be discussed with the Council’s Chief Technical Officer.

2.
The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

INFORMATION / DECISION
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