RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 20 JULY 2006
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:

	3/2006/0058/P 

(LBC)
	Retrospective approval for conversion of roof space to attic store room and insertion of two Velux roof lights (to match those on adjoining property) 
	Brook House Farm

Clitheroe Road

Waddington

	3/2006/0248/P
	Proposed conversion of garage to living space, with extension to front of property to form new entrance porch and bay window
	20 Whinney Lane

Langho

	3/2005/0250/P

(LBC)
	Conversion of redundant attached agricultural store to extend existing living accommodation.  Form additional window and door openings and include additional rooflights, construct detached garage and demolish outbuilding (store) because it is unsafe
	Jenkinson’s Farm

Thornley-with-Wheatley

	3/2006/0260/P
	Replacement sun lounge and single storey extension
	2 Church Street

Ribchester

	3/2006/0286/P
	Addition of a velux window in the loft space
	6 Chaigley Court

Chaigley

	3/2006/0293/P
	Vehicle sales court including sales office
	Deerpark Service Station

Clitheroe Road, Gisburn

	3/2006/0312/P
	Proposed loft conversion with forming of new dormer to front, new gable wall to rear and increase of roof pitch. Velux windows to side. Building new extension to rear to form new breakfast area.  Re-submission of 3/2005/1097P
	Lyndon 

Northcote Road 

Langho

	3/2006/0322/P
	Two extensions at first floor level for use as consulting rooms
	Clitheroe Health Centre

Clitheroe 

	3/2006/0323/P
	2 No. Dormer Windows to front and rear elevation of existing bungalow 
	79 Hillcrest Road

Langho

	3/2006/0330/P

LBC
	It is proposed to take down a section of wall approximately 4.8m in length and 2.65m in height which formed a garage area to the rear of the premises adjoining the patrons car park.  The wall in its present condition is unsafe
	The White Lion

Market Place

Clitheroe

	3/2006/0336/P
	Formation of utility room in garage and replacement of flat roof on garage with pitched roof
	34 Garnett Road

Clitheroe 

	3/2006/0337/P
	Small extension to rear of dining room
	Yew Tree Cottage

Blackburn Road, Ribchester

	3/2006/0338/P
	Change of use of barn to single dwelling and erect detached garage (amended scheme to planning reference 3/03/0766/P)
	Stonehill Barn

Main Street

Grindleton

	3/2006/0339/P
	Proposed alteration to existing door openings, formation of new window openings, insertion of conservation type roof lights and construction of chimney stack 
	Turnley Barn

Off Four Acre Lane

Thornley

	3/2006/0341/P
	Temporary change of use from domestic to office
	3 Longridge Road

Hurst Green 

	3/2006/0343/P
	Erection of replacement dwelling and conversion of the existing dwelling to provide garaging and office accommodation and the extension of the residential curtilage to include the former farmyard area (resubmission) 
	Woodfield Farm

Longsight Road

Clayton-Le-Dale

	3/2005/0352/P
	Rear single storey extension an rear conservatory
	15 Faraday Avenue

Clitheroe 

	3/2006/0353/P
	Demolition of existing garage, to be replaced by a two storey side extension, with a conservatory to the rear 
	149 Henthorn Road

Clitheroe

	3/2006/0355/P
	Single storey side and rear extension 
	10 Coniston Close

Longridge

	3/2006/0359/P
	Extension of existing gallop with 3m wide ride
	Gisburn Park

Main Street, Gisburn

	3/2006/0363/P
	Two storey construction to form extensions to ground floor bedroom and first floor dining room
	Mayfield

Ribchester Road

Salesbury

	3/2006/0364/P
	Replacement wooden garden shed with new concrete block building to be used for garden tools
	Allotment at Low Moor

Clitheroe 

	3/2006/0365/P
	Addition of a conservatory to the rear
	The Gables

Church Lane, Mellor

	3/2006/0366/P
	Relocation of existing storage/general purpose building
	Acorn Lodge, Longsight Road, Clayton-le-Moors

	3/2006/0369/P
	Installation of 3 x 32,000 litre stainless steel tanks within a bunded area 
	Link 59 Business park

Block M, Pimlico Link Road Clitheroe

	3/2006/0374/P
	Two new agricultural buildings 1) twin peak storage building for machinery/implements; 2) covered midden
	Old Buckley Farm

Stoneygate Lane

Knowle Green

	
	
	

	
	
	

	3/2006/0376/P
	New garden wall, porch to front elevation, remove shop front, new lean-to roof with dormer over old shop area and new pitched roof over rear extension
	93 Henthorn Road, Clitheroe (Resubmission)

	3/2006/0377/P
	Seven signs of varying description, six floodlights casting an amber light and one Tavern Lantern over the entrance door
	Talbot Hotel

5 Talbot Street

Chipping

	3/2006/0379/P
	Three signs of varying size and design, two illuminated brass menu cases, four Portland Lanterns and ten floodlights
	Royal Oak Inn

Longsight Road

Clayton-le-Dale

	3/2006/0380/P
	Demolition of existing extension and construction of new two storey extension to side of property
	Woodside

Brockhall Village

	3/2006/0382/P
	Replacement conservatory
	Meadow View

Wilpshire

	3/2006/0386/P
	Rear conservatory extension 
	18 The Sands

Whalley

	3/2006/0389/P
	Proposed amendments to floor plans and elevational treatments of previously approved plans reference 3/97/0042/p for a proposed dwelling-house 
	The Old Bobbin Mill

Longridge Road

Hurst Green

	3/2005/0392/P
	Bedroom extension over existing garage and kitchen
	44 The Rydings

Longsight Road, Langho 

	3/2006/0393/P
	Rear conservatory and improvements to existing roof and bay window at rear of property
	Westfield

45 Whittle Lane

Longridge

	3/2005/0394/P
	Two storey side extension and single storey rear extension
	99 The Rydings

Longsight Road, Langho

	3/2006/0396/P
	Change of use from residential to office
	54 Berry Lane, Longridge

	3/2006/0398/P
	Demolish detached gents toilet block.  Build extension to existing kitchen.  Build detached storage facility incorporating a replacement gents toilet block.  Extend existing redundant brick built store to form a new entrance into main building.  Replace timber cellar steps.  Provide ramp access into kitchen.  Alterations to bar.  Remove various modern stud and semi-stud partitions
	Three Millstones Inn

Waddington Road

West Bradford

	3/2006/0402/P
	Removal of existing UPVC conservatory, replacing with a sun room in timber, stone and slate
	Stubbins Nook

Hothersall Lane

Longridge

	3/2006/0403/P
	Removal of condition no. 14 of planning consent 3/2006/0001, to allow field access to remain
	Brockthorne Farm

Tosside

	3/2006/0405/P
	Single storey side extension 
	12 Highmoor Park

Clitheroe 



	3/2006/0407/P
	Replacement of shop front window 
	Langshaw’s Funeral Services, 103A King Street, Whalley

	3/2006/0408/P
	Demolish rear outbuilding and build new rear extension 
	124 Pimlico Road

Clitheroe 

	3/2006/0409/P
	Proposed open agricultural building for animal housing, fodder storage and machinery
	Gisburn Park

Gisburn

	3/2006/0411/P
	Erection of first floor extension 
	19 Chapel Rise

Billington

	3/2006/0416/P
	Amendments to approved plans 3/2005/0576
	29 Green Drive

Clitheroe 

	3/2006/0424/P
	Change of use of self contained flats to office accommodation 
	Bishops House

Ribchester Road

Clayton-le-Dale

	3/2006/0425/P
	Amendments to approved plans for a garage and workshop (Ref. No. 3/2003/0718/P)
	Millbrook House

Clitheroe Road

Cow Ark

	3/2006/0427/P
	Conversion of barn and attached cottage to form dwelling with granny annex and detached garage (Re-submission)
	Marsdens Farm

Bashall Eaves

Clitheroe

	3/2006/0428/P

(LBC)
	Seven signs of varying description, six floodlights casting an amber light and one Tavern Lantern over the entrance door
	Talbot Hotel

5 Talbot Street 

Chipping

	3/2006/0431/P
	Proposed new gymnasium
	New Hall House

Whins Lane

Read

	3/2006/0436/P
	Single storey side extension
	60 Brownlow Street

Clitheroe 

	3/2006/0439/P
	Retrospective application for summerhouse
	Lees House Farm

Whitewell Road

Cow Ark

	3/2006/0444/P
	Two storey extension
	53 Ribble Lane

Chatburn

	3/2006/0446/P
	Replace conservatory with dining room extension 
	98 Mellor Brow

Mellor

	3/2006/0447/P
	Conservatory to rear of house
	9 Cockerill Terrace

Barrow

	3/2006/0448/P
	Amendments to approved plans for dining room extension  
	14 Masefield Close

Brockhall Village

	3/2006/0450/P
	Two storey extension
	Red Barn, Millhouse Lane Knowle Green, Longridge

	3/2006/0462/P
	Extension to bedroom block and dining room 
	Northcote Manor

Northcote Road, Langho

	
	
	


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0282/P
	Side and rear extension to existing dwelling, loft conversion with new window in gable and a balustraded sun terrace to first floor rear elevation at 
	Limefield

Littlemoor Road

Clitheroe
	Policies G1, H10 and SPG ‘Extensions and Alterations to Dwellings’ – adverse impact on residential amenity through loss of privacy.



	2/2005/0294/P
	Replacement of bungalow and garage with two storey house and garage
	The Bungalow

Clitheroe Road

Knowle Green
	Policies G1, RENV1, H14 and Policy 20 JLSP – Overlarge dwelling to visual detriment of Area of Outstanding Natural Beauty.



	3/2006/0345/P

(PP)

and

3/2006/0346/P

(LBC)
	Removal of existing conservatory.  Alterations and extensions to existing kitchen and utility areas to provide additional space for kitchen/dining and utility areas which is more in keeping with the property and more aesthetically appropriate 
	Newfield Edge Hall, Burnley Road, Gisburn
	The proposal would be harmful to the character and setting of the listed building because of its unsympathetic design and the unnecessary loss of historic fabric and form.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	3/2006/0373/P
	Detached granny annex in rear garden 
	Seven Acre Cottage, Forty Acre Lane, Longridge
	Policies G1 and H9 – The building is too large and too far away from the main house and would be detrimental to the appearance and character of the locality.



	3/2006/0387/P
	Conservatory on gable wall of house
	4 Riverside

Clitheroe 
	The proposal has significant detrimental impact on visual amenity and would form an incongruous feature within the surrounding area.



	3/2006/0404/P
	Car park extension to form additional parking spaces 
	The Bay Horse Public House

Longsight Road

Osbaldeston
	G1, G5, ENV3 – adverse visual impact on character of open countryside



	3/2006/0418/P
	Erection of a single garage
	2 Milnshaw Terrace

Grindleton
	The proposal is contrary to Policies ENV1 and ENV16 of the adopted Ribble Valley Districtwide Local Plan in that it would not contribute to the Area of Outstanding Natural Beauty or Grindleton Conservation Area, but would cause visual harm, be out of keeping and as such be to the detriment of the visual amenity of the area.




AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2006/0472/P
	Replacement agricultural storage building
	Hillcrest Farm

Startifants Lane

Chipping

	3/2006/0474/P
	New cycle track
	Cocklet Hill Car Park

Dugdale Lane, Gisburn


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/1997/0010/P
	Renovation of grade ii listed gatehouse and extension to provide additional accommodation 
	East Gatehouse

Mellor Lodge

Preston New Road

Mellor


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/0180/P
	Use of four existing ground floor rooms as one unit for short term holiday letting
	Monks Lodge

Sawley

	3/2006/0334/P
	Replacement of existing 3 single glazed Georgian style windows which have deteriorated and allow moisture to enter
	26 Church Street

Ribchester

	3/2006/0406/P
	Construction of extensions to side and rear of property.  Single storey pitched roof.  Extension to side comprising new garage and utility room.  Rear two storey extension to provide additional living and bedroom accommodation with Juliet balcony to new bedroom
	Melrose

Church Lane

Mellor


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2005/0429/P
	Modification of restoration contours and landscaping details 
	Henthorn Landfill, Henthorn Road, Clitheroe


APPEALS UPDATE

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

	3/2005/0697

D
	7.3.06
	Michael McIntyre & Wendy Moore

First floor bedroom extension at rear and porch at front (Resubmission)

109 Padiham Road

Sabden
	WR
	-
	APPEAL ALLOWED 20.6.06

	3/2005/0985

D
	21.3.06
	Mr & Mrs S Eddleston

The temporary siting of two mobile homes for a three year period for use as a farm workers dwelling (Re-submission)

Land at Park Brook Farm

Copster Green
	Hearing
	To be announced
	

	3/2006/0053

D
	29.3.06
	Mr & Mrs Moorhouse

Re-submitted scheme for the conversion of a barn to a two bedroom holiday cottage and access improvements, incorporating a single storey lean-to extension.

Height

Horton Green Farm

Knott Lane

Horton-in-Craven
	WR
	-
	Site visit taken place 28.6.06

APPEAL DISMISSED 29.6.06

	3/2005/0947

C
	31.3.06
	Ms L Newmark

Proposed single storey extension to form new double garage, utility and gymnasium (Re-submission)

14 Pendle Street West

Sabden
	WR
	-
	Site visit 5.7.06

AWAITING DECISION

	3/2005/0756 & 0763

D
	11.4.06
	Mr & Mrs M J Colley

Conversion of existing garage/barn to garden room and new link extension

Brookhouse Farm

Clitheroe Road

Waddington
	WR
	
	Awaiting site visit

	3/2005/0857

O
	11.5.06
	Citypark Projects Ltd

Construction of DIY store, associated garden centre, car parking and landscaping (Re-submission)

Site at Queensway

Wilkin Bridge/Highfield Road

Clitheroe
	-
	Inquiry – date to be arranged
	

	3/2005/1029

O
	19.5.06
	Mr L Myerscough

Substitution of house type

Dudland Croft

271 Gisburn Road

Sawley
	WR
	-
	RVBC statement sent 23.6.06

Awaiting site visit

	3/2005/1052

D
	24.5.06
	Mr Atif Niaz Yusuf

Balcony to rear of dwelling (Retrospective application)

156 Whalley Road

Wilpshire
	WR
	-
	RVBC statement sent 3.7.06

Awaiting site visit

	3/2006/0135

D
	26.5.06
	Mr G Gordon

Use of dwelling as offices

144 Woone Lane

Clitheroe
	WR
	-
	RVBC statement sent 29.6.06

Awaiting site visit

	3/2006/0142

D
	31.5.06
	Enrico A Coulston

First floor side extension

24 Moorland Crescent

Clitheroe
	WR
	-
	RVBC statement sent 8.6.06

Awaiting site visit

	3/2006/0119

D
	1.6.06
	Mr Horkin

Change of use of annex accommodation to a separate dwelling

The Annex

Park Hill

Waddington Road

Clitheroe
	WR
	-
	RVBC statement sent Awaiting site visit

	3/2005/0728

D
	12.6.06
	Mr J D Ridehalgh

Proposed new window opening to ground floor bedroom to give more light to room. Window to match existing on same elevation.

Moorlands Lodge

1 Spread Eagle Barn

Main Street

Sawley
	WR
	-
	Notification letter and questionnaire sent 21.6.06


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO:
3/2006/0335/P 
(GRID REF: SD 368356 432515)

PROPOSED bedroom extension to form en-suite facilities, pitched roof over proposed garage at 26 Knowsley Road West, Clayton-Le-Dale
	PARISH COUNCIL:
	Clayton-Le-Dale Parish Council – No observations or comments received at time of report submission.

	
	
	

	NEARBY RESIDENTS:
	Two letters of objection have been received, one from the adjacent neighbour at no. 24 Knowsley Road West, who makes the following comments;



	
	· The application will reduce light into our kitchen/dining room,

· Gutter will overhang our property, applicant won’t be able to maintain it,

· How can the roof be built without standing on our roof,

· The plans appear to be inconsistent as few measurements are shown, and the appearance and impact of the roof is not apparent,

· The pitch of the roof seems unnecessarily high, there would be no need for the height if there was no overhang at the front,

· The proposed height will give a lot of roof space, and possibly enable the building of an upstairs room at some future date,

· We do not think this proposal is in keeping with the line of eight similar bungalows.



	
	and the other from the neighbour opposite at no. 29 Knowsley Road West, who makes the following comments;



	
	· We have no objection to the addition of en-suite facilities and dressing room for bedroom 3, however we do object to the proposed pitched roof over the garage.

· We feel this paves the way for future development in the roof of the garage, which may need a dormer window which would then look into our two main bedrooms in the front of our bungalow, having an impact on our privacy.

· We are concerned about the overall changes taking place to properties on Knowsley road west due to “extensions” which impinge on the privacy and daylight of adjacent detached properties, thus creating a hotchpotch of over development.


Proposal

To fill the gap internally between the garage and the 2nd and 3rd bedroom, by creating an en-suite with dressing room for the 3rd bedroom, and also adding a pitched roof over the existing garage area at the side of the house. 

Site Location

A detached bungalow within a row of similar properties within the settlement boundary of Wilpshire. There are dwellings opposite and at the rear on Maple Close.

Relevant History

3/2004/1076/P – Proposed Lounge, Cloaks and W.C. Extensions – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The previous extension applied for was a single storey extension to the rear of the dwelling, which was refused in December 2004 on the basis of the impact on the residential amenity of the neighbours of the property to the rear, by virtue of its massing and loss of light.

The first main issue highlighted from the comments received from the residents, is in relation to the possible affect the proposed extensions and alterations may have on the street scene. The proposed en-suite and dressing room will not be visible from the street scene, although the proposed pitched roof will be a significant addition to the property. However, whilst the proposed roof will create a covered area in front of the garage, the actual location of the roof is set back significantly from the front elevation of the property, approx. 1.5m. Advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes the need for extensions to be set back from the frontage of existing dwellings, extensions that will not dominate existing dwellings and extensions to match the form and shape of the existing dwelling. Therefore, as the proposed roof is set back from the front elevation of the property by a significant distance and has been designed to match the existing dwelling, it is considered that the proposal will have no significant effect on the street scene.

The second issue is relating to the possible affect the proposed extensions may have on the residential amenity of the occupiers of the neighbouring bungalow. As mentioned previously, the proposal intends to create a covered area in front of the garage. The objector from the dwelling adjacent is concerned that this may have an impact on light to her kitchen/dining room. The Council’s SPG states that ‘In cases where an extension is perpendicular to a neighbours property, the Council will assess the impact using the methodology produced by the Building research Establishment’. Following a visit to the site, it was noted that the two windows on the side elevation of the bungalow facing the proposed extension were for the kitchen and for the dining room. The kitchen is not classed as a habitable room, and it is my opinion that due to;

· the angle of the proposed roof,

· that the covered area in front of the garage is show to be open, and

· that the main window to the dining room is on the front elevation of the property and south facing,
It is considered that whilst the proposal will cause partial loss of light to the adjacent dwelling, it will not be of significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwelling.

With regards to the other objection points raised by the objectors, it is my opinion that they cannot be classed as material considerations.

Therefore considering the above points, 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.

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

1.
Precise specifications or samples of walling and roofing materials and details of any 
surface materials to be used including their colour and texture shall have been submitted 
to and approved 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”.

2.
The proposed garage/car port shall be for private and domestic purposes only and no 
trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted 
Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

3.
The proposed garage shall not be used for any purpose (including any purpose 
ordinarily incidental to the enjoyment of the dwelling house as such) which would 
preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking 
and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble 
Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance 
“Extensions and Alterations to Dwellings”.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any Order revoking or re-enacting that Order) any future 
extensions  or alterations to the dwelling 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.
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 16 May 2006.


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

NOTE

1.
If any part of the proposed development encroaches on to neighbouring property the 
approval of the adjoining owners must be obtained before the development is 
commenced.

APPLICATION NO:
3/2006/0342/P
(GRID REF: SD 7488 4117)

PROPOSED CONVERSION OF EXISTING GARAGE INTO LIVING SPACE AND CHANGE FLAT ROOF INTO A PITCHED ROOF AND CONSTRUCTION OF NEW GARAGE AT 6 HEREFORD DRIVE, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	Three letters from neighbours have been received with the following points raised and summarised as follows:



	
	1.
	Surprised at length of proposed garage, which appears to take up the total length of the common boundary.  This will result in a closed in aspect to neighbour’s garden.



	
	2.
	Concerned that garage does not become a noise nuisance used for business purposes.



	
	3.
	Loss of view of Waddington Fell and Clitheroe Castle.



	
	4.
	Devaluation of neighbouring property. 



	
	5.
	Garage is over large in relation to the existing property. 



	
	6.
	Restricted access to garage.



	
	7.
	More working space required at the boundary with No 8 Hereford Drive for the construction and maintenance of the garage.



	
	8.
	Further similar windows on the front of the extension and the dwelling would give it a featureless, barracks like appearance.



	
	9.
	It might be possible to construct the new living space behind the existing garage.


Proposal

This planning application is two-fold: firstly, a roof extension over the attached garage and conversion of the garage into living space; secondly, a detached garage at the rear in the south west corner of the site.

The pitched roof over the existing garage will attain the same height as the main ridge of the dwelling, ie 4.9m.  The conversion of the garage to living space is permitted development.

The detached garage would have maximum dimensions of approximately 8.4m x 5.4m x 2.3m to eaves level and 3.7m to the pitch.

Both proposals would be render finished with roof tiles above, all to match the existing dwelling.

Site Location

A detached brick built bungalow with neighbouring dwellings on both sides, on the opposite side of Hereford Drive, and at the rear on Peel Park Avenue.

The site is within the settlement boundary of Clitheroe.

Relevant History

3/77/0225/P – Dining room extension.  Approved 18 April 1977.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The two main issues to consider are the visual impact of the proposals upon the appearance of the area and any effects on residential amenity.

In my opinion, the extension to the dwelling itself is in-keeping with the existing, and further, I consider that a pitched roof over the existing flat roof will be a visual improvement.  I recommend that a materials condition be attached to any planning permission granted to ensure that materials used are sympathetic to the site.  Proposed new window openings reflect the existing property.  The detached garage is to be set back approximately 16m from the road and has a lower ridge height than the dwelling, and will therefore appear subordinate to the main dwelling.  

Turning to residential amenity, whilst the proposed garage is to be sited within close proximity of neighbouring gardens, the size of this proposal is such that loss of light would not be significant.  The BRE 45o methodology on loss of light is not applicable to the detached garage or the roof extension to the dwelling.   New windows in the garage and the house extension are positioned so as not to directly overlook neighbouring dwellings or gardens at close range.

I am satisfied that the proposals would not adversely affect the appearance of the area and that neither loss of light nor overlooking to neighbours would be significant and I therefore 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 proposed garage shall be for private and domestic purposes only and no trade or 
business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted 
Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

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


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

APPLICATION NO:
3/2006/0370/P
(GRID REF: SD 6014 3770)

PROPOSED REPLACEMENT OF STORAGE SHED ‘A’ AT HT FORREST LIMITED, 27 INGLEWHITE ROAD, LONGRIDGE

	PARISH COUNCIL:
	No objections providing the application is a renewal of the previously approved application, and the heights do not exceed the previously approved heights.  However, if the application differs from what was previously approved, then the Town Council would object.

	
	
	

	NEARBY RESIDENTS:
	A nearby resident in Hesketh Road asks for a number of points to be taken into consideration when the application is considered by the Committee as follows:



	
	1.
	Would there be noise from the plant room which is at the end of the building closest to her property?  Neighbours already suffer noise problems from these premises.



	
	2.
	Are any lights proposed which would exacerbate existing problems of light pollution to nearby residents?



	
	3.
	The submitted plans do not show that land at the southern end of the proposed building is now owned by No 17 Hesketh Road.  


Proposal

Within the application premises there are two existing storage sheds which are known as ‘A’ and ‘B’.  Storage shed ‘A’ is 52m long and 7m wide and has a mono-pitched roof sloping down from a ridge height on the yard side of 3m to between 2.2m and 2.4m at the eaves on the boundary side.  It is of timber and profiled sheet construction, is open fronted, and is in a poor state of repair.  This building adjoins the western boundary of the premises and is adjoined to the west by residential properties in Barnacre Road and Hesketh Road.  Storage building ‘B’ is more centrally located within the site.  

In 2001 an application for new buildings to replace both existing storage buildings, also involving the relocation of the shop (3/2001/0010/P) was refused by the Planning and Development Committee for the reason that the replacement building for storage shed ‘A’ by virtue of its scale, design and massing, and its proximity to residential properties, would result in conditions to the detriment of general residential and visual amenity.  In that original application, the proposed replacement building had varying eaves heights in response to proximity to dwellings.  The northernmost 7m section had an eaves of 2.8m, the middle section an eaves height of 4.5m and the southernmost section an eaves height of 2.6m.  The highest point (facing the yard) remained constant at 5.23m.  

In a resubmission application (3/2001/0332/P) the heights of storage shed ‘A’ were reduced in order to address the adverse effects of the original proposal.  In that, second, application the northernmost section had an eaves height of 2.8m, the middle section an eaves height of 3.7m and the southernmost section an eaves height of 2.6m.  The highest point of the roof in that application remained a constant 4.44m.  The application was approved subject to conditions.  

With the exception of the joiners workshop, this business has recently relocated to another site.  One consequence of this is that the replacement of workshop ‘B’, the relocation of the shop and the introduction of a one way traffic system which were also comprised in the development approved by 3/2001/0332/P are no longer required.

This current application, therefore, seeks permission only for the replacement of storage building ‘A’.  The size, height, position and external materials of the building are all to be exactly the same as previously approved.  The walls and roof are to be dark green coloured steel cladding except for the central (timber storage) section of the rear elevation which will be vertical slatted timber with a dark green wood stain finish.   

Site Location

The application relates to the long established joinery business between Barnacre Road and Inglewhite Road, Longridge.  

Relevant History

3/95/0715/P – Lean-to extension to existing storage building.  Approved. 

3/97/0717/P – Sound proofing enclosure to existing dust extraction unit.  Approved. 

3/01/0010/P – New storage buildings to replace existing and relocation of shop.  Refused. 

3/01/0332/P – New storage buildings to replace existing and relocation of shop.  Approved. 

3/03/0218/P – Installation of external grill (retrospective).  Refused. 

3/03/0605/P – Installation of roof exhaust ventilator (resubmission).  Approved. 

3/04/0218/P – Installation of roof exhaust ventilator (amended scheme).  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy EMP10 - Employment Uses in Mainly Residential Areas.

Environmental, AONB, Human Rights and Other Issues

As an improvement to an established business within a main settlement, the proposal is acceptable in principle and in accordance with Policy EMP7 of the Local Plan provided that there are no significant environmental problems or detriment to the amenities of nearby residents.  As previously stated, the proposed replacement building is to be exactly the same as what was approved under reference 3/2001/0332/P.  The effects of the building on the amenities of nearby residents was fully considered in relation to that previous application, and was found to be acceptable.  

The opportunity was also taken with the previous application to impose a condition which restricts the use of the building to storage only with no cutting, processing, finishing or use of power tools (as such uses could take place within the existing building without any further planning permission).  The re-imposition of that condition would address the concerns about noise which were expressed by a nearby resident.  

The proposals do not include any additional external lighting but, again, an appropriate condition would address another concern expressed by the same neighbour.  The final point made by that neighbour relates to a change in the ownership of a piece of land adjoining the proposed building.  This does not, in my opinion, have any implications either positive or negative regarding the effects of the building on nearby residential amenity.

As the proposal is the same as what was previously approved, the Town Council has no objections to this application.  For this same reason, and in view of the benefits which can be achieved by the imposition of the conditions as referred to above, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of walling and roofing materials and details of any 
surface materials to be used including their colour and texture shall have been submitted 
to and approved in writing by the Local Planning Authority before their use in the 
proposed works.


REASON: (A) 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.

2.
The building hereby permitted shall be used solely for storage purposes and no cutting, 
processing, finishing of goods or use of power tools shall take place within the building.  


REASON: For the avoidance of doubt, in the interests of the amenities of nearby 
residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No external lighting shall be erected at any time either on the building hereby permitted 
or in the adjoining yard area unless precise details of the location and nature of any such 
lighting has first been submitted to and approved in writing by the Local Planning 
Authority.  


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

APPLICATION NO:
3/2006/0384/P
(GRID REF: SD 7857 4933)

PROPOSED CONVERSION OF DISUSED BARN TO DWELLING AND ERECT DETACHED GARAGE (REVISED SCHEME PLANNING REFERENCE 3/03/0600/P) AT GLEBE BARN, GISBURN ROAD, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	No objections but comments that the original façade of the old barn should be retained.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	
	

	NEARBY RESIDENTS:
	Two letters have been received.  The main issues raised are as follows:



	
	1.
	This application for conversion bears no resemblance to the unauthorised, wholesale destruction of this historic barn.



	
	2.
	This is a loss of a barn of antiquity, and high status, that formed a group value of listed buildings in a Conservation Area and an AONB.



	
	3.
	The addition of a cloakroom off the enlarged garden room (previously identified as a greenhouse) and linking with storage buildings of Kirkbeck House makes further inroads into the integrity of the original building.



	
	4.
	The curved eaves line over the proposed family room is both non-vernacular and detrimental to the integrity of the original structure.

 

	
	5.
	The stand alone north and west elevation of the garage/store bares no relationship in scale and proportion to the partial front elevation of the garage on drawing EL001D.


Proposal

This planning application is a change of house type being a revision of an earlier approval, 3/03/0600/P, for the conversion of the detached barn into a single dwelling and the erection of a detached garage.  

The previous planning consent has been implemented and work has commenced on site.  A significant amount of demolition has taken place in accordance with the previous planning consents. I consider that having regard to the amount of approved demolition and also the current conservation area consent proposal that the scheme is more akin to a replacement dwelling. However, in view of the planning history and having regard to the amount of approved demolition I am satisfied with the proposal. The relocation of the main arch opening on the east elevation, the relocation of the hipped roof extension on the north elevation further back from the main frontage and the insertion of new window openings have necessitated a certain amount of demolition but again, these alterations already have planning approval.  It is understood that the areas of demolition are to be re-built using the original materials, including the stone arch.  The scheme of conversion itself is very similar to the previous approval, 3/03/0600/P.

This application proposes a garden room, family room and cloakroom single storey extension to the rear/side, which are to be built in place of existing buildings.  The previous planning consent granted planning permission for a single storey extension albeit in a slightly different form.  

A detached garage is proposed in the south east corner of the site adjacent to the Old Rectory.  This is somewhat larger than the approved detached garage having maximum dimensions of 9.15m x 6.6m x 4.4m to the ridge.  A standard pitched roof is proposed rather than the hipped roof, as previously approved.

Site Location

The barn is located on the south side of Gisburn Road between Kirkbeck Mews to the west and the Old Rectory, a grade II listed building, to the east.  The site is within the settlement boundary for the village, the Conservation Area and the Area of Outstanding Natural Beauty.

Relevant History

3/2006/0383/P – Further demolition and partial re-building required to stabilise defects in structure.  Resite front single storey element and archway on east elevation in order to improve sight lines to vehicular access and also to enhance the composition of the building (Conservation Area consent application).  Awaiting determination.

3/03/0600/P – Conversion of disused barn to dwelling and erection of detached garage.  Approved with conditions 11 September 2003.

3/03/0599/P – Partial rebuilding required to stabilise structure.  Resite front single storey element and archway on east elevation due to instability and to enhance composition of building (Conservation Area consent application).  Approved with conditions 11 September 2003.

3/01/0006/P – Change of use of buildings to form one dwelling (listed building consent).  Approved with conditions 9 October 2001.

3/01/0584/P – Change of use of buildings to form one dwelling.  Approved with conditions 9 October 2001.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the principle of the conversion, the visual impact of the proposed works, and any issues relating to residential amenity.  

Given the previous consent at the site for conversion to residential and the part implementation of the scheme, the application is not considered contrary to the Council's current policies relating to housing over provision.

Issues relating to the amount of demolition and rebuild have been raised as an objection by the neighbouring resident.  An application at this site for Conservation Area consent has been submitted to the Council, 3/2006/0383/P.  In summary, however, the agent for the applicant believes that the works progressed thus far have been previously approved by the Council and that the eventual finished conversion will secure the future of the property in a high quality and sympathetic manner.  The applicant wishes to see the finished barn as near to the authentic original building as possible.

As stated earlier in this report, the scheme of conversion is similar to a previous approval, 3/03/0600/P, with a minimal number of new openings.  Both the extension to the side/rear and the detached garage are set well back from the road and will be well screened by high boundary walls, and are therefore considered acceptable in respect of the visual impacts.  In particular, the roof design of the detached garage is considered more sympathetic than the previously approved garage at the site.  I am of the opinion that the finished property will be sympathetic to the character of the AONB and the proposal therefore complies with Policy ENV1.

The impact on residential amenity has been considered in previous approvals and given the minimal number of alterations proposed under this latest scheme, I believe there to be no objections to the application in this respect.  Additional tree planting is proposed to the west between the building and Kirkbeck Mews, which should further lessen the impact on residential amenity.

In summary, I am mindful of the concerns of the neighbouring resident but in view of the previous consent that has been implemented, I consider that this application should be approved. In order to ensure that work is completed as soon as possible I consider that all the external work should be completed within one year of the date of this consent.

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.
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 H 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.

2.
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 Schedule 2 Part I Classes E, 
F and G, 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.

3.
All the external works of the development hereby permitted shall be completed before 
the expiration of one year 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.

4.
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. All of the original stone and roofing shall be reused on the building.


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.

5.
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.

6.
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 which makes specific reference to the need for provision of specific stone slates of a rough texture submitted with the application dated 5 September 2005.


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.

7.
The proposed garage shall be for private and domestic purposes only and no trade or 
business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

8.
The landscaping scheme as detailed in drawing No LY001B shall be implemented in the 

first planting season following occupation or use of the development and shall be 
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.

9.
The access, parking and turning areas shall be provided as indicated on the submitted 

plan and thereafter shall be retained for the designated purposes.


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

APPLICATION NO:
3/2006/0388/P 
(GRID REF: SD 368896 435937)

PROPOSED round Floor and Dormer Extensions to Garage to provide workshop area and dressing room space at Merlewood, Dinckley
	PARISH COUNCIL:
	Dinckley Parish Council – No objections.



	NEARBY RESIDENTS:
	One letter of objection has been received from an agent on behalf of the occupiers of the neighbouring dwellings at Moorgate Farm and Sunnybower, and the following comments have been made;

· Merlewood has been extended several times over the last 20 years or so and the living accommodation has been increased significantly. However, at no time has the septic tank serving the property been increased in size and whilst it was sufficient for the original dwelling, it would seem to be inadequate now for the existing property. Whilst it might be argued that the applicant is only creating a dressing room it is expected that this will free up another room within the dwelling which could be then converted to an additional bedroom.

· A restrictive covenant on the property from when my clients sold the property over 20 years ago prevents the extension of the property further towards their retained property. As extensions have already been carried out, any more will further breach this covenant.



	
	· It is apparent that surface water drainage at Merlewood is inadequate for the existing property because the applicant pumps surface water from his property out into the highway up to twice a day in the summer, and

	
	· There is no explanation as to why the applicant requires a workshop and we would like clarification as to whether or not the workshop is to be used purely for domestic purposes? 




Proposal

To erect a two storey side extension to the side of the existing garage to create a small workshop area at ground floor level and a dressing room above for the adjacent bedroom.

Site Location

Located off Kenyon Lane, between residential properties, and on land designated as open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1995/0452 – Garage extension including room in roofspace – Granted Conditionally

3/1995/0369 – Porch Alterations and new vehicular access onto visitor parking area – Granted Conditionally.

3/1988/0588 – Gym and games room – Granted.

3/1983/0656 – Extensions and Alterations – Granted.

3/1981/0896 – Extensions and Alterations – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV3 - Development in Open Countryside.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application relates to a two storey detached house set within open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), near to the Brockhall Village. It is a rendered dwelling with a red coloured tiled roof, and is screened from the adjacent nearby dwellings by significant boundary treatments. The proposal is for a two-storey side extension, which incorporates a small workshop area at ground floor level and a dressing room area at first floor level.

The proposal is set back from the front elevation of the existing garage, and due to the siting of the dwelling on site, it will not be significantly visible from the nearby highway or from the adjacent neighbours dwellings. As such, it is considered that the proposal will have no significant effect on residential amenity or on the street scene.

With reference to the comments within the letter of objection received, the following points should be noted,

· The applicant is only creating a small workshop and a dressing room area which cannot be considered to have any impact on the current septic tank and its functionality;

· A restrictive covenant on the property should be challenged as a civil matter, and not as a matter for the planning department;
· I do not consider that the proposal will have a significant impact on surface water drainage; and

· The workshop area is for the applicant’s personal use, and due to the proposed size of it, I consider that a condition preventing any change in its use would be satisfactory.

As such, bearing in mind the above comments, and that the proposal has been designed to match the style of the existing dwelling, I do not consider this application would cause a significantly detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding dwellings. As such, the application is 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 planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any 
surface materials to be used including their colour and texture shall have been submitted 
to and approved 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”.

2.
The proposed workshop shall be for private and domestic purposes only and no trade or 
business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted 
Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

APPLICATION NO: 3/2006/0414/P
(GRID REF: SD 6915 3290)

PROPOSED TWO STOREY SIDE EXTENSION COMPRISING GARAGE, FAMILY ROOM AND MASTER BEDROOM SUITE WITH BALCONY AT REAR AT 104 WHALLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	No objection in principle.  However, the proposed new build does seem to extend almost up to the boundary line to the west and it is noted that some planting of mature trees will be lost.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received and, whilst in principle having no objections, requests assurances that the extension will not encroach onto their curtilage and that a boundary line annotated on the Land Registry Plan be observed.


Proposal

Consent is sought for a number of works to a detached property as follows.

The scheme shows the remodelling of the existing house by turning the integral garage into a study with removal of garage doors and replacement by built up brickwork and window openings, a reconfiguration of the internal layout, revising the position of windows on the eastern gable, the replacement of the existing porch and canopy by one that extends across the front of the former garage, the replacement of an existing first floor uPVC sun room by a cedar wood clad flat roofed addition and alterations to the size of windows in the rear elevation.  The main element, however, is the provision of a two storey side extension having approximate dimensions of 5.8m x 11.5m x 7.2m in height constructed of brickwork and render under a tiled roof.  A double garage and family room at ground floor would be formed with bedroom over.  It has been designed to have an eaves height of 2.5m with the roof then on a gradual slope upwards to the rear of the building where it is at its highest with a modest flat roofed dormer inserted.  To the rear a balcony area approximately 3.5m x 1.5m would be formed at first floor with a canopy formed across the rear ground floor dining room and kitchen.

Site Location

The property is a detached two storey residence set to the south of Whalley Road.  There are dwellings to either side with Wilpshire golf course set to its rear.  It does lie within the identified settlement limits.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with plan policy and effects on visual and residential amenity.  

In terms of compliance with the SPG regard should be had to the overall scale, size and massing of the proposal.  The extension has been designed so that it does not dominate the original dwelling given its lower overall ridge height and sweeping roofscape and, in terms of size, would represent roughly a 57% increase over and above the floorspace of the present dwelling which is within the indicative threshold expressed in the SPG.  The extension would have some modern design features but I do not consider that these would detract from the original house which would remain the dominant structure.  With regard to the streetscene there are properties of varying styles in the immediate vicinity and, after giving careful consideration to the design of the extension, I am of the opinion that it would not appear significantly detrimental to the established streetscene.

In respect of potential impact on neighbouring amenity, the replacement first floor sunroom would improve the relationship with No. 102 Whalley Road as a solid side is shown facing them as opposed to the present high level glazing.  I am mindful of the balcony shown on the south eastern corner of the dwelling and, whilst this would have some impact on properties to either side in terms of potential overlooking of garden areas, I do not consider this significant enough in itself to warrant an unfavourable recommendation.  

The neighbour has made comments about the Council ensuring there is no encroachment on their land.  The applicant has indicated that they are the sole owners of the land which they are applying for permission on, and the Council have no reason to question the validity of this statement.  If there are questions of land ownership this is a civil as opposed to a planning matter. 

The Parish Council have commented on proximity to the boundary line and there will be a separation distance of approximately 2.5m between the boundary fence and extension.  With regard to loss of trees, these do not have any protection in the form of TPO and, whilst their loss is regrettable, this can be done without the need for formal consent from the Council.  

Therefore, having given careful consideration to all the above factors, I am of the opinion that the proposal would not prove significantly detrimental to either visual or neighbouring residential amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any Order revoking or re-enacting that Order) the gable 
elevations of the dwelling shall not be altered by the insertion of any window at first floor 
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”.

2.
The window(s) on the east elevation of the building 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”.

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


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

NOTE(S):

1.
The applicant is reminded that they are responsible for maintaining the banking to the 
watercourse that runs down the eastern site boundary.

APPLICATION NO:
3/2006/0419/P
(GRID REF: SD 8293 5290)

PROPOSED DEMOLITION OF EXISTING RESIDENTIAL GARAGE AND WORKSHOPS.  CONSTRUCTION OF NEW REPLACEMENT GARAGES AND WORKSHOP BUILDING WITH FAMILY GUEST ACCOMMODATION WITHIN THE EXISTING RESIDENTIAL CURTILAGE.  DEMOLITION OF EXISTING STABLES AND REDUNDANT FARM BUILDINGS, SILAGE CLAMPS AND SLURRY STORES.  CONSTRUCTION OF NEW STABLE BUILDING WITH AN INDOOR RIDING MÉNAGE, KENNELS AND ASSOCIATED TACK ROOM AND FEED STORES.  CONSTRUCTION OF A NEW STONE CHIMNEY STACK AND GLAZED EXTERNAL DOORS ON APPROVED FARMHOUSE EXTENSION.  ASSOCIATED EXTERNAL WORKS INCLUDING LANDSCAPING AND DRIVE ALTERATIONS AT CARHOLME, SETTLE LANE, PAYTHORNE

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I understand that the development is for personal use only and that only horses stabled at the site will be using the indoor riding ménage and other on site facilities.  Therefore, if you are able to control this, I would not wish to raise any highway safety objections to the proposal.

	
	
	

	NEARBY RESIDENTS AND STATUTORY NOTICE:
	No comments received. 


Proposal

Consent is sought for a number of works within the farmyard complex at Carholme as follows.

Firstly, it is proposed to erect a new stable building with indoor arena, roughly on the area currently occupied by a slurry store, silage clamp and two cow sheds.  The new structure would have overall approximate dimensions of 57.5m x 29.8m x 8.5m in height being constructed of a mix of coloured rendered walls with stone detailing and timber boarding under a slate blue profile cement sheeted roof.  The building would provide tack room, hay store, manure store, equipment store, kennels and 7 stables, as well as the indoor riding arena.  Between this and the dwelling, a stables, horse trailer and double garage and workshop would be demolished and replaced by an ‘L’ shaped building to house garage, guest accommodation and gym with covered link to a garden store and backup electricity generator with walled bin store and oil tank.  Overall approximate dimensions of this would be 38m x 16.5m x 6m at his highest point and 5.5m along its roofscape above the gym and over the covered link to the garden store etc.  Materials of this structure are rendered walls with stone detailing under a slate roof.  

The scheme also provides for a new chimney on a previously approved attached garage structure to the house which is to be used a fifth bedroom with the insertion of traditional sized windows instead of garage doors.  

An existing ‘L’ shaped outbuilding set to the south of the house is to be removed as it is proposed to realigning the present access track to the house enabling a courtyard development to be formed with new tree planting proposed within the overall site.

Site Location

Carholme is set approximately 500m to the south of Settle Lane within land designated open countryside.  The farmhouse is currently under refurbishment as a previous approval permitted its extension into an adjacent barn.  

Relevant History

3/04/0709/P – Proposed alterations to approved barn conversion and adjacent farmhouse including new replacement garage and septic tank.  Approved with conditions 6 September 2004.

3/03/0331/P – Conversion of part of barn to domestic use (resubmission).  Approved with conditions 19 May 2003.

3/02/0838/P – Conversion of part of redundant barn to house.  Withdrawn. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT16 - Development Involving the Keeping or Riding of Horses.

Environmental, AONB, Human Rights and Other Issues

In assessing the appropriateness of this scheme, it is important to have regard to the principle of development and its potential effects on visual amenity.  The site is presently characterised by a collection of redundant agricultural buildings, all of which would be demolished as part of this proposal.  The principle of the stables building is covered by Policy RT16 which states that planning permission will be granted for development involving the keeping or riding of horses unless it would materially worsen the impact on nearby housing or the landscape in terms of noise, smell or appearance or traffic generation.  The stables and indoor arena would be for private use by the occupants of Carholme, thus limiting traffic generation.  In terms of potential impact on nearby residential amenity, Carholme is set approximately 700m to the north of the nearest collection of properties and thus this proposal should not have a significant impact in that respect.  The supporting text to Policy RT16 recognises that buildings such as this can be prominent features in the rural landscape requiring careful design and siting to minimise their impact and it is this aspect which needs due consideration.   The building would be approximately 2.5m higher than the existing silo at its ridge but it has been designed in such a manner that its overall massing is broken up by the use of different materials.  I am of the opinion that the high standard of design of this structure reflects the local vernacular, scale, style, features and materials of other rural agricultural buildings and it would not be seen as an isolated structure in the landscape, rather it would be seen as part of the cluster of buildings of Carholme.  The landform and existing tree coverage in the vicinity mean that the site is not prominent in long range views and the applicant has proposed additional planting within the former farmyard complex to further the environmental enhancement of the site.  Accordingly, although this building is not small scale, and there is no requirement in Policy RT16 for such developments to be small scale, I consider it will be appropriate to this particular site and would not be seen as unduly intrusive or dominant.

Turning to the garage, guest accommodation and gym building, this again replaces existing poor quality structures on site and would be set further back from the dwelling.  This would afford the dwelling (which comprises original farmhouse that is extended into adjacent barn) an enhanced setting and the design put forward both respects and reflects the high quality of design that is evident in the works of conversion and refurbishment underway on site.  It will provide a very modest level of guest accommodation above the three car garage section of the building with the applicants agreeable to conditions tying it to the house, so as it could not be separate accommodation without the need for a further planning application.  In terms of the height of the building, it is comparable with the trailer garaging it will replace and I believe its overall massing and potential visual intrusion to be less than the current buildings on site.

The removal of an existing outbuilding to the south west of the farmhouse will be an overall visual enhancement to the site and the other works involved including a bedroom within previously approved and built form on site would not prove detrimental to visual amenity.

Therefore, having very carefully assessed the proposal against plan policy, I am of the opinion that in this instance a stable building of this size would not prove significantly detrimental to the visual qualities of the area in which it is set nor would the proposed guest accommodation/gym/garaging.  The specific nature of the development as private and domestic for the applicants is clear and can be controlled by condition, and on this basis I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by 
letters and plans received on the 26 and 29 June 2006 which detail the internal layout of 
the garage to be converted to fifth bedroom and show the demolition of an existing 
outbuilding. 


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

2.
The proposed garage/car port shall be for private and domestic purposes only and no 
trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

3.
The guest accommodation above the gym, games room and garaging shall only be 
occupied as an extended family unit in conjunction with Carholme and shall not be used 
as a separate unit.


REASON:  In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide 
Local Plan.  The division of the dwelling into separately occupied units could be injurious 
to the character of the area and would require further consideration by the Local 
Planning Authority.

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 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.
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.

6.
This permission in so far as it relates to the stables and indoor riding arena shall not 
inure for the benefit of the land but shall operate for the benefit of the occupiers of 
Carholme only.  They should not be used other than by occupiers of that dwelling and 
shall in no case be used as separate stabling.


REASON: Permission would not have been granted for the proposed development but 
for the personal circumstances applying in this case as the development would be 
contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.  

7.
The use of the indoor arena shall be strictly in association with the stables hereby 
approved.  It shall not be used for competitive events or for the exercising or training of 
horses other than those which are stabled or kept on a permanent basis at the site.  


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

8.
The proposed use of the stables hereby approved shall be for private and domestic 
purposes only and no trade or business whatsoever shall be carried out from within the 
building.


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

9.
No development approved by this permission shall be commenced until 

a)
A desk study report has been undertaken which assesses the risk of the potential for on site contamination and ground gases.  If the desk study identifies potential contamination and ground gasses, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gases and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part IIA, focusing primarily on risks to human health and controlled waters.  The investigation shall also address the implications of the health and safety of site workers, on nearby occupied building structures, on services and landscaping schemes and on wider environmental receptors including ecological systems and property.  



The sampling and analytical strategy shall be approved by the Local Planning Authority prior to the start of the site investigation survey.  

b)

A remediation statement detailing the recommendations and remedial measures to be implemented within the site has been undertaken.  Such remedial work shall be implemented by the developer prior to occupation of the site. 

c)
On completion of the remedial works, the developer shall submit written confirmation in the form of a site completion report to the Local Planning Authority that all works were completed in accordance with the agreed remediation statement.

APPLICATION NO: 3/2006/0435/P
(GRID REF: SD 7577 3406)

PROPOSED EXTEND SEASON FOR EXISTING CARAVAN SITE FROM 1ST MARCH TO 31 OCTOBER TO 1ST MARCH TO 6TH JANUARY, IE TEN MONTHS AND SIX DAYS AT BRIDGE HEY WOOD CARAVAN PARK, DUNKIRK FARM, READ

	PARISH COUNCIL:
	Has viewed the application and has no observations to make.



	COUNTY SURVEYOR:
	Has informally expressed the view that there should be no increase in the number of pitches and that use of the social club be restricted to persons on the site only. 

	
	
	

	NEARBY RESIDENTS:
	No comments received.


Proposal

This application seeks to extend the period of occupancy on the site to ten months and six days with the proposed period of opening being 1st March to 6th January in any succeeding year.

Site Location

The site lies approximately 300m to the south of Whalley Road outside the defined settlement limit of Read within the Green Belt.

Relevant History

3/06/0093/P – Application for Certificate of Lawfulness for an Existing Use that being the use of land for holiday caravan site from March 1st to October 31st (red edge on plans) and use adjoining land (hatched red) for year round storage of caravans.  Approved.

3/80/1335/P – Proposed use of land for storage of touring caravans.  Approved with conditions 25 February 1981.

3/80/1093/P – Renewal of consent for use of land as caravan park.  Approved with conditions 9 December 1980.

3/80/1092/P – Renewal of consent for toilet block and sewage pump house.  Approved with conditions 20 November 1980.

3/78/1025/P – Mobile home for use by site warden.  Approved with conditions 30 October 1978.

3/76/1228/P – Renewal of consent for toilet block and sewage pump house.  Approved 17 February 1977.

3/76/1227/P – Renewal of consent for caravan park.  Approved with conditions 17 February 1977.

7/7/2025 – Use of land as caravan site.  Refused January 1960.

7/7/2496 – Caravan site.  Refused 6 March 1961.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

Environmental, AONB, Human Rights and Other Issues

The key issue to consider in the determination of this application relate to whether modifying the period of occupancy on site would still afford the Council enough control over the site to restrict full time residential occupancy.

Committee will note from the history section that the site was granted consent under 3/80/1093/P for the renewal of a previous consent for use of land as caravan park.  That consent specified the occupancy of the site to be restricted to the period 1st March and 31st October each year but also stated the permission should be discontinued at the end of four years from the date of that consent, ie 9 December 1984.  However, that consent was never renewed with the use continuing since that time, hence the application for a Certificate of Lawfulness earlier this year.  The Certificate was granted as the site owner was able to prove that the use as caravan site between 1st March and 31st October had existed for a period in excess of ten years before the date of the application.  This application now seeks to bring the site into line with others in the Borough that have longer seasons, either due to historic consent or more recent approvals given by Planning and Development Committee.  

Members may recall the Caravan Compendium – A Guide to Policy Implementation which was discussed on 14 June 2005 and which suggested that the Council should restrict the length of season to ten months and six days.  That was based on agreements made in conjunction with a legal appeal against a condition on a site licence issue by Community Committee about the open period.  In some respects the two sets of control, site licensing and planning, overlap but the fundamental distinction between the two being that planning control is concerned with issues of land use whereas the site licensing system introduced by the 1960 Caravan Sites and Control of Development Act is mainly concerned with the internal arrangements of the site, eg the numbers, types and positioning of caravans and the provision of adequate facilities and equipment for those persons occupying the vans.  The applicant has submitted a separate site licence application which will be considered by Community Committee on 18 July 2006 to reflect the current position on site, ie 88 static holiday caravans and 18 touring pitches.  It is important that, in considering this planning application, Committee have regard to the need to be consistent not only with the site licence application but also other sites across the Borough.  Amending the period of opening to ten months and six days would give a greater degree of flexibility to the site owners and owners of caravans, yet still give the Local Authority enough surety that the site is not being occupied as permanent residences.  It would also be consistent with an extension of occupancy at Todber Caravan Site granted consent last year.  Therefore, having regard to plan policy, the planning history of the site and the guidance offered in the Caravan Compendium, I am of the opinion that this proposal should be given favourable consideration.

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 period of occupancy of the caravan site shall be limited to 1st March to 6th January in 
any succeeding year with none of the units being occupied outside these dates.  They 
shall be used as holiday accommodation only and under no circumstances whatsoever 
shall they be occupied as a person’s primary residence.


REASON:  In accordance with Policies G5 and RT5 of the Ribble Valley Districtwide 
Local Plan, the Council’s Interim Supplementary Planning Guidance “Housing” and 
Policy 12 of the Lancashire Structure Plan 2001-2016 in order to limit occupation of the 
site ensuring it remains holiday accommodation only.

2.
Notwithstanding the provisions of the previous condition, the caravan identified as 
‘warden’ on the plan submitted on ……. shall be allowed to be occupied throughout the 
year on the basis that its occupation is strictly limited to persons employed by Bridge 
Hey Wood Caravan Park.


REASON:  In accordance with Policy G5 of the Ribble Valley Districtwide Local Plan and 
the Council’s Interim Supplementary Planning Guidance “Housing” in order to 
specifically limit the number of caravans permitted for use as permanent accommodation 
given the ongoing management requirements of the site.

3.
Prior to commencement of use for the extended period, precise details of external 
lighting to be used throughout the site shall be submitted to and approve, in writing, by 
the Local Planning Authority.  


REASON:  In accordance with Policies G1 and ENV4 of the Ribble Valley Districtwide 
Local Plan in order to protect the visual amenities of the area.

4.
There shall be no use of the social club by persons other than those who have caravans 
on the site and under no circumstances shall they be used outside the period 1 March to 
6 January in any succeeding year.


REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in 
order to limit traffic and pedestrian movements associated with the site.

5.
The total number of pitches on site shall not exceed 106.


REASON:  In accordance with policies G1 and ENV4 of the Ribble Valley Districtwide 
Local Plan in the interests of road safety and the visual amenities of the Green Belt.  

APPLICATION NO:
3/2006/0443/P 
(GRID REF: SD 367612 433832)

PROPOSED 2 no. rear dormers and first floor side extensions over existing sun lounge to form bedroom at Manor House, Copster Green
	PARISH COUNCIL:
	Salesbury Parish Council – No comments or observations received within the 21-day consultation period.



	NEARBY RESIDENTS:
	One letter of objection has been received from the adjacent neighbours at Greenhouse Farm. The following comment has been made;

· By building another storey above the sun room, natural daylight will be reduced considerably to the lounge windows of Greenhouse Farm at ground floor level, which are at a lower level to those in the applicant’s house.


Proposal

To erect a first floor extension over the existing sunroom extension on the southerly elevation creating a fourth bedroom, and the insertion of two pitched roof dormers on the rear elevation to replace the existing flat roofed dormer.

Site Location

Located within the village boundary of Copster Green, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), situated off an access track that runs parallel to the A59, and is surrounded by residential properties.

Relevant History

3/1983/0003 -
Sun Room Extension. Granted Conditionally.

3/2002/0760 - Replacement of Existing Flat Roofed Dormers with 2 Pitched Roof Dormers. Granted Conditionally.

3/2005/0916 - Proposed extensions and alterations to existing house.  Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application previously approved in December 2005 was for the same first floor side extension, however the main roof was shown to be raised in height by 0.9m. This application shows the insertions of two new dormer windows in the rear elevation of the building instead of the roof being raised, and as they will both be obscured glazed, it is considered that they will have no additional impact on the neighbouring dwelling to the rear. In fact, they are similar to the dormer windows allowed within application no. 2002/0760.

With regards to the first floor side extension shown on the plan, this is the same extension that was granted by application no. 2005/0916 in December 2005, and whilst the proposed first floor extension will be almost flush with the front elevation, it is considered that there is a significant distance between the adjacent dwellings, and the proposal will have no significant effect on the street scene.

The main issue raised by the objector is relating to the possible loss of light and the affect the proposed extensions and alterations may have on the residential amenity of the occupiers of the neighbouring dwellings. The objectors note that by building another storey above the sun room, natural daylight will be reduced considerably to the lounge windows of Greenhouse Farm at ground floor level.

As the proposed first floor side extension has already been approved within application no. 2005/0916, my opinions on the proposal have not changed. The two windows in the westerly elevation of Greenhouse Farm facing Manor House are obscure glazed (due to a condition placed during its renovation), and at present receive some light depending on the time of day. However, it is considered that due to the position of the two dwellings on site, and that the applicants dwelling lies to the north west of the objectors, whilst the proposal may cause a small decrease in the amount of light to the ground floor windows of Greenhouse Farm, this would only occur towards the latter stages of the evening, and as such will not be of significant detriment to the enjoyment or residential amenity of the occupiers of the nearby dwellings.

Therefore considering the above points, it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of walling and roofing materials and details of any 
surface materials to be used including their colour and texture shall have been submitted 
to and approved 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”.

2.
The new dormer windows within the rear elevation of the roof 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”.

3.
Unless otherwise agreed in writing with the Local Planning Authority, the development 
shall be carried out in strict accordance with the recommendations of the bat survey and 
report submitted with the application dated 19 April 2006.


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

APPLICATION NO:
3/2006/0455/P
(GRID REF: SD 376911 434716)

PROPOSED Retrospective application for the removal of existing fence and hedgerow/bushes and the erection of a 1.8m high fence on the Woodhead Road boundary of the garden at 2 Singleton Avenue, Read.

	PARISH COUNCIL:
	No objections to this proposal.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	
	

	NEARBY RESIDENTS:
	NEARBY RESIDENTS: Two letters of objection have been received from nearby neighbours. Objections are on the basis that

         The fence is in contravention of a covenant.

         The proposal is unattractive, blank and harsh.

         The proposal severely reduces the visibility splays for the road and is detrimental to highway safety. 

        The wall which is to the front of the house causes a visibility splay.


Proposal

The application is for a 1.8m timber fence to the boundary of no. 2 Singleton Avenue. 

Site Location

The site is in a residential area in Read.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

 
Environmental, AONB, Human Rights and Other Issues

The property is a detached house in Read. The proposal is for a retrospective 1.8m high timber fence, being approximately 20m long. 

 

The main issues to consider with this proposal are the residential impact, highway safety

and impact on the street scene.

 

The proposal would not result in any loss of amenity issues to any neighbouring properties, due to the amount of space between the fence and the neighbouring properties. There are no other significant impacts caused to surrounding neighbours. The height and length of the fence is acceptable.

 

 I note the concern of residents regarding highway safety but the County Surveyor has no objections to the fence, in terms of visibility splay. The fence does not result in any significant impact on visibility that would result to the detriment of highway safety. An objection also mentions the wall, which is not part of the application and is built at 1m high, which benefits from permitted development rights. 

 

The proposal does have some impact on street scene by the creation of the fence, however I do not consider it to be an incongruous feature. In the vicinity there are other timber fences which adjoin the highway as well as a mixture of boundary treatments including hedges and walling.

The timber has been stained a dark colour, and such I consider that given the fence is within a residential estate I find the proposal acceptable. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2006/0463/P
 (GRID REF: SD 6998 3661)

PROPOSED SUBSTITUTION OF HOUSE TYPE OF 12 TOWN HOUSES INTO 12 APARTMENTS AT DICKENS COURT, CHERRY DRIVE, BROCKHALL VILLAGE, LANGHO

	PARISH COUNCIL:
	No observations received at the time of preparing this report.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations.

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	No representations received.


Proposal

This application seeks detailed consent for a change of house type at Dickens Court, Cherry Drive, Brockhall Village.  Consent has been previously granted for 12 townhouses which all had integral garages.  This scheme seeks to alter the integral garages to provide additional living accommodation and create apartments rather than individual townhouses.  The main elevational changes would be the deletion of a garage door with the substitution of windows and walling.  Parking will still be provided to comply with the County Surveyor’s standards.  

Site Location

The application relates to a former hospital at Brockhall on part of the land which has detailed consent for a residential permission.  

Relevant History

3/2006/0008/P – Erection of 26 live-work units.  Approved with conditions.

3/2005/0315/P – Development of remaining areas of former hospital provided employment uses, 38 dwellings  and associated open space.  Approved with conditions.

3/2004/0570/P – Construction of 14 live-work units and 24 apartments, swimming pool.  Refused.  Appeal withdrawn.

3/2002/0687/P – Outline proposal for development of village hall, open space and new footpath.  Withdrawn.

3/99/0198/P – Outline application for development of remainder of village to provide 61 new houses, 10,500m2.  Employment space approved.

3/94/0523/P – Residential development and use of former hospital to form mixed village containing employment and residential use.  Approved with conditions. 

Relevant Policies

Policy A2 - Brockhall Area Policy.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in this instance relates to the visual impact caused by the change in design which is essence involves the removal of a garage door façade with the insertion of glazing and walling.  It is also appropriate to have regard to whether adequate parking facilities exist for the residential units.  It is clear from the highway observations that they do not object to the changes on the basis that adequate parking facilities still exists for these units.  Having regard to the visual impact, I am satisfied that the changes would not alter significantly the appearance of the building and in fact these works could be carried out under permitted development once the building has been occupied.  

To conclude the design changes are relatively insignificant and would not lead to any harm to either residential or visual amenity, a recommendation of approval is appropriate. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of walling and roofing materials and details of any 
surface materials to be used including their colour and texture shall have been submitted 
to and approved 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.

APPLICATION NO:
3/2006/0464/P
(GRID REF: SD 6521 3542)

PROPOSED RENEWAL OF CONSENT FOR 3/2004/0253/P FOR CONVERSION OF BARN TO HOLIDAY LET AT STONEHOUSE BARN, BLACKBURN ROAD, RIBCHESTER

	PARISH COUNCIL:
	Raise no objection providing that any planning consent includes similar conditions to those placed on the earlier application. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ArchaeologY):
	No objection.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received which, whilst stating no objection providing there are no changes regarding windows, does raise a concern over access.  They state that historically there has always been an access across the back of the application building from the property to the rear on Claytonhalgh.


Proposal

This application seeks renewal of a previous consent for conversion of a barn to holiday let.  That permission was granted approval on 15 June 2004 with conditions imposed specifying that works commence within two years and be completed within three years from the date of permission.  The building has changed ownership since that time and the current owner has been trying to obtain listed building status and grant funding, hence the delay in commencement of works.  All details of conversion are as previously approved under 3/2004/0253/P.

Site Location

The site is set to the north side of Ribchester Road within the Conservation Area.  The property to its west is a grade II listed building with the Ribchester Arms public house to its east.

Relevant History

3/04/0253/P – Conversion of barn to holiday let.  Approved with conditions 15 June 204.

3/03/0495/P – Conversion of barn to dwelling.  Refused.  Appeal dismissed.

3/00/0663/P – Change of use of adjacent land from public house curtilage to residential curtilage to include existing barn.  Approved with conditions 2 November 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G7 - Flood Protection Policy.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy H17 - Building Conversions - Design Matters.

Environmental, AONB, Human Rights and Other Issues

In assessing this scheme Committee should have regard to the history of the building and reasons for works not having commenced.  The previously approved scheme put forward a design which was not considered to impact significantly on neighbouring amenity, nor the visual amenity of the Conservation Area.   The design remains the same and should Committee be minded to approve this application, I would suggest an additional condition regarding further submission of details of the new wall to be erected between this property and the dwelling to its west in order to ensure that its construction is sympathetic to its surroundings – details as previously submitted do not give sufficient information on this aspect.  A neighbour has raised the issue of rights of access through the land but this is a matter which they will need to pursue separately given it is a civil matter as opposed to a material planning consideration.  

It is two years since the original permission was granted but as outlined previously, there are specific reasons to explain why works have not commenced on site.  The policies governing this form of development are the same as when granted in 2004 and I can see no justifiable reason for withholding consent.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

3.
All floor levels shall be set at 26.36m (AOD).


REASON: In accordance with Policy G7 of the Ribble Valley Districtwide Local Plan to 
reduce the danger to intended occupants from potential flooding.

4.
Before the access is used for vehicular purposes, any gateposts erected at the access 
shall be positioned 5m behind the nearside edge of the carriageway and visibility splay 
fences or walls shall be erected from the gateposts to the existing highway boundary, 
such splays to be not less than 45o to the centre line of the access.  The gates shall 
open away from the highway.  Should the access remain ungated 45o splays shall be 
provided between the highway boundary and points on either side of the drive measured 
5m back from the nearside edge of the carriageway.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to 
permit vehicles to pull clear of the carriageway when entering the site and to assist 
visibility.

5.
Before the access is used for vehicular purposes, that part of the access extending from 
the highway boundary for a minimum distance of 5m into the site shall be appropriately 
paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to 
prevent loose surface material from being carried on to the public highway thus causing 
a potential source of danger to other road users.

6.
The parking and turning facilities shall be provided as indicated on the plan submitted 
under 3/04/0253/P and thereafter retained and kept clear of any obstructions other than 
visitors private vehicles.


REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in 
order to allow vehicles to enter and leave the site in forward gear.

7.
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 H 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.

8.
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 Schedule 2 Part I Classes E, 
F and G, 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.

9.
Unless otherwise agreed in writing with the Local Planning Authority, the development 
shall be carried out in strict accordance with the recommendations of the bat survey and 
report dated 1 November 2004 submitted in relation to application 3/04/0253/P.


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

10.
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.

11.
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.

12.
Notwithstanding the details on the submitted plans 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.

13.
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.

14.
All new and replacement gutters shall be cast iron or aluminium supported on ‘drive in’ 
galvanised gutter brackets.


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.

15.
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.

16.
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.

17.
The wording ‘Ribchester New Hotel’ on the front elevation of the building shall be 
retained in perpetuity to the satisfaction of the Local Planning Authority.


REASON: To ensure the retention of a feature which contributes to the character of this 
building and the Conservation Area and to comply with Policies G1 and ENV16 of the 
Ribble Valley Districtwide Local Plan.

18.
Prior to commencement of development precise details of the wall to be erected 
between Stonehouse Barn and The Stonehouse shall be submitted to and approved in 
writing by the Local Planning Authority.  The wall shall be built to the details so 
approved.


REASON: In order that the Local Planning Authority shall be satisfied with the details 
given the location of the property within a Conservation Area in accordance with Policy 
ENV16 of the Ribble Valley Districtwide Local Plan.

NOTE

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

2.
The applicant’s attention is drawn to recommendation 3 of the bat survey which requires 
bat access points to be built into the new structure to allow continued use of roof space 
for feeding.

APPLICATION NO:
3/2006/0486/P
(GRID REF: SD 362900 432565)

PROPOSED Single storey agricultural building (Re-submission) at Lane Ends Cottage, Nightfield Gate Lane, Balderstone

	PARISH COUNCIL:
	No comments received at time of writing the report, although the Parish Council did object to the original application, on the basis of the proposed use of the building.

	
	
	

	NEARBY RESIDENTS:
	5 letters of objection have been received from nearby residents, which can be summarised as follows.



	
	1.
	The building will not be used for agricultural purposes, and instead used for the applicant’s grass cutting machinery business. 



	
	2.
	There are also concerns over the access and highway problems on the existing road.


Proposal

The application is for an agriculture building, approximately 13.7m x 7m x 3,4m high at the highest point, with a pitched roof. It will have a pitched green box profile sheeted roof, a block base and vertical timber boarding.

Site Location

The site is on the outskirts of the hamlet of Balderstone. The application site is in the field adjacent to an existing timber shed at the southern point of the applicant’s garden. Common’s Lane runs around the field in an ‘L’ shape, west to north and meets Nightfield Gate Lane.

Relevant History

3/2003/1090 - Single storey agricultural building. Refused on visual impact and lack of agricultural justification. 

3/2006/0132 – Single storey agricultural building. Refused on highway grounds. 

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in the Open Countryside

Policy SPG – “Agricultural Buildings and Road”

Environmental, AONB, Human Rights and Other Issues

The issues to consider with this development is the location of the building, the design and its intended use.

The building will be situated 40 metres from the west side of Commons Lane and over 40 metres from south side of Commons Lane. 

It will be in an isolated location within the field, in that it will not be close to any other structures apart from the timber shed, and it will not be screened well as there is only one tree. 

The proposed materials will be in context with the area, i.e. block work to the base with vertical timber boarding to the sides. As there is development around the site in terms of housing and roads, I do not consider the location to be completely open and exposed.

Rural Estates at Lancashire County Council were consulted on the first application (3/2006/0132), whose response was that the building was agriculturally justified for livestock housing and associated storage. The size and design is also acceptable in their opinion. At the time of writing this report, an opinion on the present application had not been received.

The County Surveyor has raised no objection to the proposed access point.

From the letters of objection, it has become apparent that neighbouring properties are concerned that the applicant will not use this building for agricultural purposes and instead, use if for the repair and storage of grass cutting machinery, a business which he currently runs on land to the north of the application site.

Although, I have considered this concern from the neighbours, the application is for an agricultural building and this is the only use that I can consider. As rural estates have confirmed that there is a justified agricultural need for the building, 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 planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by 
plan received on the 6 July 2006.


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

APPLICATION NO:
3/2006/0488/P
(GRID REF: SD 6041 3715)

PROPOSED TWO STOREY EXTENSION TO EXISTING DWELLING INCLUDING DEMOLITION AND REBUILDING OF AN EXISTING GARAGE.  NEW SECOND STOREY DORMER WINDOW TO NORTH SIDE OF ROOF.  THREE NEW DORMER WINDOWS TO SOUTH SIDE OF ROOF.  NEW ROOF LIGHTS TO SOUTH SIDE OF ROOF.  REPLACEMENT OF EXISTING WINDOWS AT 28 KESTOR LANE, LONGRIDGE

	PARISH COUNCIL:
	Object to this application as the property has already been extended several times, the existing building is out of kilter with its neighbour and the proposed dormers are totally out of keeping with the rest of the area.  

	
	
	

	NEARBY RESIDENTS:
	No representations have been received. 


Proposal

This planning application is the third planning application at this site since November 2005 and is a revision of the earlier approved schemes for extensions and alterations to the dwelling, which is semi-detached.  The proposals include a two storey extension to the side and rear with a car port and garage within the side element and dormer extensions to both the front and rear roof slopes together with two solar panels to the front roof slope.  This latest application differs from the previous scheme in that due to a restrictive covenant which allows council workers access over the applicant’s land to the school behind, the first floor over the car port has been chamfered.  This application also features the two solar panels to the front roof slope.

Site Location

The property fronts on to the north side of Kestor Lane within the settlement boundary of Longridge.  There are playing fields to the side and rear with dwellings on the opposite side of Kestor Lane.  There are three mature trees within the rear garden, which are subject to Tree Preservation Orders.

Relevant History

3/2006/0157/P – Extensions and alterations to the dwelling.  Approved with conditions 18 April 2006.

3/2005/0924/P – Three storey extension to existing dwelling.  Approved with conditions 13 January 2006.

3/94/0195/P – Detached garage.  Approved with conditions 9 May 1994.

Relevant Policies

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue to consider is the impact on the visual amenities of the area as a result of the alterations to the previously approved schemes at this site.  The scale of the extensions remains the same as in the previous applications and this was considered acceptable given the location of the building within the settlement boundary of Longridge.  There are no adverse effects on residential amenity as there are no neighbours within close proximity to the side or rear and those across the road are also a sufficient distance away.

I consider that the chamfered first floor over the car port is acceptable in respect of visual amenity and I note that the Town Council have no objected to this element of the scheme.  The Town Council comments that the proposed dormer extensions are totally out of keeping with the rest of the area, however, these are the same as on the previously approved applications.   

Both the County Surveyor and the Council's Countryside Officer have been consulted during the previous applications on issues relating respectively to highway safety and the tree preservation orders and both have raised no objections.

I am therefore satisfied with the scheme as submitted 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 proposed garage/car port shall be for private and domestic purposes only and no 
trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within 
Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted 
Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

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


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

3.
Prior to commencement of any site works, including delivery of building materials and 
excavations for foundations or services all trees identified shall be protected in 
accordance with the BS5837 [Trees in Relation to Construction] and tree details 
attached to this decision notice. 


The protection zone  as identified in paragraph 3 below 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 
within 1.5m measured from the main trunk of the two trees in closest proximity to the 
approved extensions and no building materials/spoil/soil/rubble shall be stored or 
redistributed within the protection zone, in addition no impermeable surfacing shall be 
constructed within the protection zone.


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


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

APPLICATION NO: 3/2006/0502



(GRID REF: SD 368921 433059)
PROPOSED Conversion of carport to garage. Linking new garage to existing garage. Conversion of existing garage to living accommodation. Extension to front porch. Erection of two conservatories at rear of property AT 1 BERKSHIRE CLOSE, WILPSHIRE

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

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from a neighbour. Objection is on the basis that the infill of the carport will leave the objector unable to maintain the wall of her garage, thereby devaluing her property.


Proposal

The application is to convert the existing garage into accommodation, forming a garden room, bathroom and kid’s playroom. The existing carport is proposed to be filled in to create a garage and there is a link building proposed between the car port and garage. There is also a front  porch proposed at the front elevation and two conservatories to the rear of the existing house and the rear of the existing garage. 

Site Location

The site is in a residential area in Wilpshire. 

Relevant History

3/2001/0697 – Two storey side extension. Approved 01/11/01. 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.
Environmental, AONB, Human Rights and Other Issues

The application follows an application in 2001 which was for a two storey side extension with a carport at ground floor level. The proposal is to infill the car port and make it into a garage, and to convert the existing garage to the rear into living accommodation with a link building similar to the style of the garage.   There is also a front porch proposed and two conservatories to the rear of the existing garage and the rear of the existing house. 

The main issues to consider with this proposal are the extent of works being carried out, the impact on the surrounding neighbours and the visual impact of the proposals. 

There will be minimal loss of neighbouring amenity issues caused to any surrounding neighbours from the proposals. The side elevation of the proposed conservatory on the rear elevation will be built against a neighbouring single storey rear extension and there are sufficient boundary treatments in place, i.e. a timber panel 1.8m high fence. The infill of the car port will provide better privacy for no. 41 Durham Road as there will be no view to the rear elevation windows. 

There are no windows proposed on the side elevation facing Durham Road. 

The design of the proposals is acceptable and will not appear out of place within the surrounding area. Even though there is a mixture of extensions proposed, the actual impact on visual amenity will be negligible and would not cause a detrimental impact. 

The size of the proposals is acceptable as the actual external development that is taking place is not detrimental or incongruous in the surrounding vicinity. 

Taking note of the neighbour’s objection, maintenance is not a planning consideration that can be taken into account. In terms of planning considerations, the infill of the car port would have minimal impact on the surrounding area, and the development is taking place within the applicants land. The neighbour’s garage is built on the boundary line and would require access onto neighbouring land to maintain it anyway, without the infill of the carport. 

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 is GRANTED subject to the following condition:

1.
This permission shall be implemented in accordance with the proposal as amended by 
plan received on the 30 June 2006.


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

APPLICATION NO:
3/2006/0506/P 
(GRID REF: SD 372965 442054)

PROPOSED Erection of Stable Block with tack room and store (Re-submission) at land off Riverside, Low Moor, Clitheroe

	PARISH COUNCIL:
	Clitheroe Town Council – The Town Council wish to object to this application on the following grounds;



	
	1.
	Traffic Congestion – members commented that the section of road at the end of Riverside is already congested. This development will add to the problems; and



	
	2.
	Size of the Development – Members expressed concern that the size of the development, i.e. 5 stables, will be detrimental to the amenity of local residents (current application is for 4 stables).



	Chief Traffic and Development Engineer
	No comments or observations received at time of report submission, however he had no highway objections to the previous application subject to a personal consent restricting use to be incidental to the enjoyment of the applicant's dwelling at 1 Riverside, which is within walking distance of the site. Commercial use of the development would be unacceptable due to the access through the residential area.



	Environment Agency
	The site is at the edge of Flood Zones 3 (High risk with an annual probability of flooding of 1.0% or greater from rivers and 0.5% or greater from the sea) on our Flood Maps, issued in March 2006. The application is supported by a flood risk assessment as required by paragraph 60 of the PPG 25 (Development and Flood Risk). In view of the findings of the assessment we have no objections in principle to the proposal but request that any approval is subject to the relevant conditions.



	NEARBY RESIDENTS:
	At the time of report submission, two letters of objection have been submitted, however the previous application received eleven letters of objection, with the main points being;

· The land is designated ‘Land of Outstanding Natural Beauty’, and should not be built upon,

· Size of the development,

· Concerns it may be let out as a Commercial venture,

· Increase in traffic to the site,

· Visual impact of stables (materials to be used),

· Impact on flood defence/flood risks on site?

· Concerns with drainage of manure from the site,

· Impact on highway due to mud being spread from site off horse boxes, and

· The impact on residential amenity from the smell of horses in close proximity to residential property.




Proposal

The application seeks planning permission for the erection of a concrete blockwork building containing 4 stables, a tack room and a hay storage area (dimensions of 18m x 10.3m x 4.67m to the ridge). Access to the site is through the Riverside Housing Development, Low Moor to the south of the site.
Site Location

The site is located to the north of the Riverside Housing Development, Low Moor, and the land on which the development is proposed is classed as agricultural and lies within open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

Relevant History

3/2006/0200 – Erection of stable block with tack room and store - Withdrawn

3/1997/0785 – Works involving earth building and walling for flood defence scheme – Approved with conditions

Relevant Policies

Policy G1 - Development Control.

 Policy G5 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy RT16 - Development Involving the Keeping or Riding of Horses.

Environmental, AONB, Human Rights and Other Issues

The application seeks planning permission for the erection of a concrete blockwork building containing 4 stables, a tack room and a hay storage area. The proposed building will have dimensions of 18m x 10.3m x 4.67m (to the ridge). The previous application submitted in March 2006 measured 20m x 10.3m x 4.67m (to the ridge), and included 5 stables.  This application was withdrawn by the applicant. Access to the site is through the Riverside Housing Development, Low Moor to the south of the site, and the land on which the development is proposed is classed as agricultural and lies within open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

With regards to the points of objection from nearby neighbours I consider there to be four main issues. Firstly, the siting and design of the proposed stable block in relation to nearby neighbours and the open countryside. The site of the stables and ménage is at the top of a westerly sloping field, approx. 18m from the nearest residential properties. The proposed location of the building is sat behind the existing flood embankment, and will be screened by the existing tree cover and foliage at the site. The development will be slightly visible from the neighbouring properties, and from a footpath to the rear of the site, however due to the distance between the building and the neighbouring properties, the foliage screening the site and that the proposed building will be only single storey, I do not consider that the proposal will have a significant impact on the residential amenity of the occupiers of the neighbouring dwellings or on the area of open countryside itself.

The second issue is with regards to any possible highway implications. Policy RT16 states, “Planning Permission will be granted for development involving the keeping or riding of horses unless it would materially worsen the impact on nearby housing or the landscape in terms of noise, smell or appearance, or traffic generation”. As such, bearing in mind the impact on nearby housing or the landscape has been dealt with above, as the County Surveyor has no objections to the proposal providing the relevant conditions are imposed, I do not consider that the proposed small scale use will have a detrimental impact on the nearby highway.

The third issue is with regards to any possible impact on the flood defences. Following a consultation response from the Environment Agency, and their comments on the submitted Flood Risk Assessment, it is considered that the proposed development complies with Policy G7, in that it will have no impact on area at risk from flooding.

The final issue is with regards to the proposal becoming a commercial venture. In order to control this, the application would be granted with the relevant conditions in order to prevent anyone other than the applicant using the stables.

The above application is therefore considered to be in accordance with the relevant Local Plan Policies, and the application is 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 planning permission be GRANTED subject to the following condition(s):
1.
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.

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


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

3.
Before the use of the site hereby permitted is brought into operation, facilities shall be 
provided within the site by which means the wheels of vehicles may be cleaned before 
leaving the site.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to 
avoid the possibility of the public highway being affected by the deposit of mud and/or 
loose materials thus creating a potential hazard to road users.

4.
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.

5.
The use of the stables in accordance with this permission shall be restricted to the hours 
between 9am and 8pm Monday to Saturday and between 10am and 7pm on Sundays.


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

6.
This permission shall inure for the benefit of Mr J Lynch only and not for the benefit of 
the land nor any other person or persons, whether or not having an interest in the land.


REASON:  In order to prevent any commercial use of the development which would be 
unacceptable due to the access through a residential area and contrary to Policy G1 of 
the Ribble Valley Districtwide Local Plan. 

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2006/0302/P
(GRID REF: SD 6401 2976)

PROPOSED 1 NO NEW BUILD DWELLING, NEW BUILD STUD FARM TO HOUSE 16 STABLES AND NEW BUILD HAY STORE (RESUBMISSION) AT WOODFOLD PARK, OFF FURTHER LANE, MELLOR

	PARISH COUNCIL:
	The Parish Council has no objections to the application but expresses concern about the proposed use of artificial stone as it is considered that natural stone would be more in-keeping with the historic location of the proposed development.  The Parish Council also requests that it be ensured that the house is built in conjunction with the stables.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections to the principle of the proposed development subject to the revocation of the previous permission for the horse racing stables, and the completion of the off-site works to relocate the farm access off Preston New Road at the recently constructed right turning lane before any building works commence.  



	ENVIRONMENT

DIRECTORATE

(COUNTY PLANNING OFFICER):
	The County Planning Officer considers that the proposal is contrary to Policies 5, 12 and 20 of the Joint Lancashire Structure Plan (JLSP) 2001-2016 for reasons which are summarised as follows:



	
	1.
	Policy 5 of the JLSP is concerned with development outside the main urban areas and seeks to direct development principally to existing towns and settlements.  The application site is located in open countryside.  Policy 5 states that limited development in the open countryside is considered appropriate for employment uses where an identified local employment need has been demonstrated and the location is not within the Green Belt.  The County Planning Officer is aware that there was a previously approved proposal on the site for a larger stabling complex which incorporated living accommodation for persons employed at the stables (3/2001/0672/P) and that the stabling complex was part of a much larger application which included the restoration of the main house.  However, the current application consists of a stable block and a large detached dwelling and is therefore materially different and needs to be considered on its own merits.  



	
	
	The proposed development site is located within the Green Belt which protects the open countryside to the north of Blackburn.  The proposal includes the creation of a stud farm for which no identifiable employment need has been put forward, and a detached dwelling.  The proposal is therefore contrary to Policy 5 of the JLSP.  



	
	2.
	Policy 12 of the JLSP identifies an overall housing provision for Ribble Valley of 1,600 dwellings between 2001 to 2016.  Taking into account the number of dwellings built between 2001 and 2005 and the number of as yet unbuilt houses for which planning permission has been granted, the current situation is that housing supply has been satisfied for at least the next six years.  This proposal is therefore not required in order to meet housing provision at this time and is therefore contrary to Policy 12 of the JLSP.  



	
	3.
	The siting of the stables in the north east of the estate is the least damaging from the landscape point of view.  However siting further to the north east would allow screening on three sides by existing woodland belts, avoiding the woodland and reducing the impact on the parkland.  Planting of parkland trees/clumps could also be considered to integrate the buildings with the landscape.  Given that the site lies within a historic parkland, a landscape masterplan should be submitted showing new works and restoration proposals.  In principle the proposal is acceptable in landscape terms subject to these comments being taken into account.  The comments repeat those which were made in relation to the previously withdrawn application 3/2005/0711/P.  However, no account has been taken in this revised application, particularly with regard to the siting of the proposal and the opportunity to position it behind existing planting in the north east corner of the park.  Furthermore, there is no indication of any additional planting or the submission of a landscape masterplan.  In its present form, the proposal is therefore contrary to Policy 20 of the JLSP.  



	
	4.
	The site is in the Green Belt.  Information has been put forward to suggest that there are ‘very special circumstances’ that would allow such a development to take place in the Green Belt.  However, the argument put forward by the applicant takes little account of the creation of a substantial detached dwelling.  The proposal is therefore inappropriate in the Green Belt.  



	
	5.
	In summary, no supporting documentation has been received to indicate that there is either an employment or housing need in this rural area, or any information to suggest that there are substantive ‘very special circumstances’ that would allow such a development to take place within the Green Belt.  In landscape terms the proposal is acceptable in principle, but no account has been taken of concerns raised in relation to the previously withdrawn application and, in its present form, is therefore unacceptable.  For these reasons the proposal is contrary to Polices 5, 12 and 20 of the JLSP.  



	THE GARDEN HISTORY SOCIETY:
	The statement submitted with the application clearly sets out the position with regards to the previously approved development and, as the current proposal will have less of an impact on the historic landscape, the Garden History Society does not wish to object to this proposal.

	
	
	

	NEARBY RESIDENTS:
	Two letters have been received from nearby residents who object to the application on the following grounds:



	
	1.
	There has never been a house on this site.  The very large house which is proposed is out of context with a stud farm manager’s requirements and would be out of character with the locality.



	
	2.
	As the development of Woodfold Park is nearing completion, together with the stud farm, highway safety and noise disturbance on Further Lane will be a serious concern.


Proposal

Permission is sought for a stud farm, a detached house and a detached hay storage building.

The stud farm building is predominantly single storey and is in the form of three sides of a quadrangle (the forth side being open).  The single storey parts of the building would contain 16 stables.  The central part of the southern leg of the building is two storeys high.  In this section, staff facilities such as a mess room and meeting room will be formed on the ground floor with two bedrooms and a bathroom unit of overnight accommodation at first floor level.

The proposed house would be sited centrally to the north of the stables building.  It is a two storey building, the floor plan of which has maximum dimensions of 20m x 19.2m.  Its eaves height is 7m, its ridge height 9.5m and the height to the top of its four chimney stacks is 11.8m.  It would have five bedrooms each with an en-suite facility.  

The external materials to be used in both the house and the stables building comprise natural slate roof tiles; artificial stone balustrade, columns and quoins; dressed ashlar stone; white/cream render (precise colour to be agreed) and white painted timber window frames.

The proposed hay store, which would be sited to the north east of the other buildings, would measure approximately 33m x 7m.  No elevational drawings of this building are included in the application.  In the event of planning permission being granted, this would need to be addressed by an appropriate condition.  

Site Location

The proposed development is located in the north eastern corner of Woodfold Park away from the Hall and most of the other buildings within the park.  The site comprises part of a field which is screened to the north by trees and a stone wall.  Access to the development would be in the form of an access track which would link the development to the eastern side of Further Lane at a point adjoining the existing entrance into the park.  The nearest dwellings within the park to the proposed development are about 170m away from the proposed buildings, whilst the nearest dwellings outside the park are on Further Lane approximately 270m away.  

Relevant History

3/2001/0672/P – Proposed conversion of Woodfold Hall to residential apartments and dwellings, erection of dwellings on the former boiler house/walled garden area, development of racehorse training facility and associated buildings, gallops, highway works and landscaping, conversion of deerhouse into one dwelling and conversion and extensions at Woodfold Hall Farm to create 10 units and garaging.  Approved subject to conditions. 

3/2005/0711/P – Proposed dwelling, stud farm and hay store.  Application withdrawn.

Relevant Policies

Policy 5 Joint Lancashire Structure Plan – Development outside principal urban areas.

Policy 12 Joint Lancashire Structure Plan – Housing Provision.

Policy 20 – Joint Lancashire Structure Plan – Lancashire’s Landscapes.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Policy ENV21 - Historic Parks and Gardens.

Policy H2 - Dwellings in the Open Countryside.

Policy SPG – “Housing”

Environmental, AONB, Human Rights and Other Issues

The site at Woodfold Park has planning permission for various developments, some of which have been completed, some of which are under construction and some have not been commenced (3/2001/0672/P - as detailed above).

A part of the approved development which has not been commenced is the erection of a racehorse training facility including 78 stables, manager’s accommodation and associated gallops within the park.  As it is part of a larger application upon which development has clearly been commenced, the permission for this facility remains extant.  

In a supporting statement submitted with the application, the applicant’s agents say that, although there was considerable interest in the race horse training facility at the time, it has since not proved possible to secure an operator for the race horse complex.  This has left a degree of uncertainty over the future use of the area of the site which was to be the location of the race horse facility and the future maintenance of the area proposed as gallops.  

The agents say that this current application is therefore being made to seek planning permission for an alternative development on the site of the proposed race horse complex.  They say that the stud farm will be on a similar footprint and be of a similar scale, but, most noticeably will not require the provision of gallops or race course fencing within the park.  They say that the facility will benefit the local economy by providing employment in the form of five full time equivalent stable staff plus the stud farm manager who will live on the site.  

The applicant’s agents consider the extant planning permission to be of prime importance in the consideration of this application.  The County Planning Officer, however, considers the two proposals to be so substantially different that the current application needs to be considered on its own merits.  As referred to in detail earlier in this report, having considered the application in this way, the County Planning Officer concludes that the proposal is contrary to various policies of the Joint Lancashire Structure Plan.

In response to the County Planning Officer’s comments, the agents say that the current proposal will have less of an impact upon the openness of the Green Belt, the peace and tranquillity of the park, and the amenities of residents of Woodfold Hall than the existing permission.  They say that the Garden History Society has no objections to the proposal with regards to landscaping issues or the effects of the development on the historic park.  With regards to housing numbers, they say that it has never been part of their submission that the dwelling is needed to meet housing provision in the district as a whole.  They say there is only one single dwelling involved on a site which already has planning permission for a single dwelling and that there will, therefore, be no impact upon the housing supply within Ribble Valley.

The agents say, finally, that if the current application is refused, their clients would have no alternative than to proceed with the original scheme for the race horse stables.  

With regards to the issue of housing, the extant permission includes a relatively small unit of residential accommodation within the stables building.  This current application also includes “overnight accommodation” with the stables building.  The current application, however, also includes a very large detached dwelling which the County Planning Officer considers has not been properly justified in relation to the requirements of the currently applicable Structure Plan policies.

I concur with the opinion of the County Planning Officer that the current application is so substantially different from the extant planning permission that it should be considered on its own merits against the presently applicable policies.  


As such, I consider that planning permission should be refused for the reasons recommended by the County Planning Officer.  

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

1.
As no supporting documentation has been submitted to indicate that there is a housing need in this rural area, the proposed dwelling represents an unjustified and inappropriate residential development in the open countryside contrary to Policies G5, H2 and ENV3 of the Ribble Valley Districtwide Local Plan, the Council's interim SPG: Housing and Policies 5 and 12 of the Joint Lancashire Structure Plan 2001-2016.  A permission for the dwelling in these circumstances would add to the existing significant over supply of residential development within the borough which would cause harm to the urban concentration strategy as set out in the Joint Lancashire Structure Plan, and would be to the detriment of the visual amenities of the locality.

2.
As no supporting documentation has been submitted to indicate that there is an employment need in this rural area, or any information to suggest that there are ‘very special circumstances’ that would allow the proposed stud farm development to take place within the Green Belt, the proposal represents an unjustified and inappropriate development in this location which is detrimental to the openness of the Green Belt and contrary to Policies G1, G5 and ENV4 of the Ribble Valley Districtwide Local Plan and Policy 5 of the Joint Lancashire Structure Plan 2001-2016.

3.
In the absence of appropriate justification for the proposed development in this rural location, the lack of an appropriate landscaping masterplan, and the failure in the precise siting of the development to take advantage of existing natural screening, the Local Planning Authority considers that the proposed built development will detract from the landscape character of the locality and the historic park and garden contrary to Policy 20 of the Joint Lancashire Structure Plan and Policy ENV21 of the Ribble Valley Districtwide Local Plan.  

APPLICATIONS DEFERRED AND DELEGATED TO THE Director of Development Services  

APPLICATION NO: 3/2006/0383/P
(GRID REF: SD 7857 4933)

PROPOSED FURTHER DEMOLITION OF SOUTH ELEVATION AND REBUILDING WITH REGARD TO STABILISED DEFECTS IN STRUCTURE.  RESITE FRONT SINGLE STOREY ELEMENT AND ARCHWAY ON EAST ELEVATION TO IMPROVE SIGHT LINES TO VEHICULAR ACCESS AND TO ENHANCE THE COMPOSITION OF THE BUILDING AT GLEBE BARN, GISBURN ROAD, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	No observations received at the time of preparing this report.

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	No representations have been received at the time of preparing this report.




Proposal

This proposal seeks conservation area consent to further demolish part of an existing building. It would result in a further 10% and relates to the south elevation facing towards The Old Rectory.  

Site Location

The barn is located on the south side of Gisburn Road between Kirkbeck Mews to the west and the Old Rectory, a grade II listed building, to the east.  The site is within the settlement boundary for the village, the Conservation Area and the Area of Outstanding Natural Beauty.

Relevant History

3/2006/0384/P – Conversion of building to one dwelling.  Awaiting determination.

3/03/0600/P – Conversion of disused barn to dwelling and erection of detached garage.  Approved.

3/03/0599/P – Partial rebuilding required to stabilise structure.  Resite front single storey element and archway on east elevation due to instability and to enhance composition of building (Conservation Area consent application).  Approved. 

3/01/0006/P – Change of use of buildings to form one dwelling (listed building consent).  Approved.

3/01/0584/P – Change of use of buildings to form one dwelling.  Approved.

3/1988/0418/P – Conversion of barn to dwelling and 2 new houses- Split decision.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider relates to the effect the additional demolition would have on the character of the building and the impact the additional demolition would have on the character of the Conservation area and the local built environment.

In assessing the impact it is relevant to have regard to the effect of previous and existing consents. Planning permission was originally granted for one dwelling in 2001 and the approval permitted approximately 55% demolition. A similar scheme with some design alterations was approved in 2003 which also allowed for a similar amount of demolition. In relation to this application work has commenced and following the advise of the Building surveyors a further 10% was allowed to be demolished on the expediency of health and safety grounds. This current request would result in approximately 75% of the original building to be demolished.

Although, this is now tantamount to a new dwelling I consider that having regard to the planning history which also includes a consent for 2 dwellings without any reference to a structural survey that this additional demolition would not result in significant harm to the building or the conservation area.

In order to ensure that the original stone is reused it is vital that a planning condition be imposed to ensure that the stone from the demolished walls be used in any subsequent rebuilding.

Summary reasons for approval

The proposal has no significant impact on the character of the building or the conservation area.

Recommendation: That the Conservation Area Consent be deferred and delegated to the Director of Development Services to await consultation period and the following conditions.

1.
The stone from the demolished walls shall be stored on site and retained for use on the 
replacement wall.


Reason: In the interest of visual amenity and to comply with Policy Env16 of the 
District wide Local Plan.

APPLICATION NO:
3/2006/0535/P
(GRID REF: SD 6219 4329)

PROPOSED RETROSPECTIVE APPLICATION FOR TWO EXTERNAL STEEL FLUES ON REAR ELEVATION AT THE COBBLED CORNER, 2 CLUB LANE, CHIPPING

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

	
	
	

	NEARBY RESIDENTS:
	No comments or observations had been received at the time of preparation of this report.


Proposal

Retrospective permission is sought for two steel flues which have been affixed to the rear elevation of this café in Chipping village centre.  One of the flues passes through the wall at approximately ground floor ceiling height and, therefore, passes in front of the whole height of the first floor section of the rear elevation and continues for approximately 1m above eaves height.  The other flue exits the wall just below the eaves and also extends to about 1m above the eaves.  

As they presently exist, both flues have a galvanised steel finish.  It is, however, proposed that, if retrospective permission is granted for their retention, they will be given a matt black painted finish.  

Site Location

The Cobbled Corner Café is an end of terrace two storey property on the north side of Club Row at its junction with Church Raike.  The adjoining properties in the terrace to the west are dwellings, whilst St Bartholomew’s Church is to the east of the site on the opposite side of Church Raike.  

The site is within the settlement boundary of Chipping and is just outside the Conservation Area boundary.  

Relevant History

3/2004/1025/P – Internal refit and change of use of first floor to extend café.  Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The use of the ground floor of this property as a café is long established but, prior to the submission of planning application 3/2004/1025/P the first floor was in residential use.  That application sought planning permission for the change of use of the first floor to become an extension to the ground floor café.  The proposed change of use of the first floor was part of a general internal refit of the premises including the provision of a new extraction system for the ground floor kitchen.  The application was considered by the Planning and Development Committee on 8 February 2005 when it was resolved that planning permission be granted subject to two conditions.  The first condition required the implementation of a scheme of noise insulation measures to protect the attached dwelling from noise nuisance.  The required works have been carried out.  The second condition restricted the permitted hours of use of the first floor dining room.  

The approved ground floor plan indicated that the new extraction system would lead from the kitchen, which is in the centre of the building, to the rear wall of the building.  The plans, however, did not include any details of external flues, and no condition was imposed on the permission to require the submission of such details.

The applicant assumed, incorrectly, that the permission for the change of use and internal refit included permission for the external flues.  The two galvanised steel flues were therefore erected.  The flues, however, do require planning permission in their own right.  This application therefore seeks permission for their retention.  

Flues of this type are a common feature of cafes, restaurants and take-away establishments etc, and the majority are of galvanised steel construction, as, presently, are those which are the subject of this application.  The site is just outside the Chipping Conservation Area such that the flues are visible from within the Conservation Area.  Policy ENV16 of the Local Plan states that ‘the desirability of preserving or enhancing the character or appearance of a Conservation Area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area'.  In their existing galvanised steel form, I consider that the flues do appear as a prominent and inappropriate feature when viewed from within the Conservation Area.  However, if planning permission is granted for their retention, the applicant has stated that they will be given a matt black painted finish.   Subject to such a finish, I consider the flues to be acceptable with regards to their effects on the appearance of the locality. 

The applicant has already purchased the special paint which is required to paint the flues.  This needs to be applied in three coats during dry weather.  For this reason, this application has been put before the first available meeting of the Committee.  The period for receipt of representations however does not expire until the day after the meeting (ie 21 July 2006).  It is therefore requested that a decision be deferred and delegated in the terms described in the recommendation below.

SUMMARY OF REASONS FOR APPROVAL

The external flues, if given a matt black finish as required by a condition on the planning permission, would not have any seriously detrimental effects upon the appearance of the locality or the amenities of any nearby residents.

RECOMMENDATION: The application be Deferred and Delegated to the Director of Development Services to approve subject to the following condition, following the expiry of the statutory period for representations and due consideration of any representations which might have been received. 

1.
Within two months of the date of this planning permission, the flues shall have been 
given a matt black painted finish to the satisfaction of the Local Planning Authority 
(unless the Local Planning Authority agrees in writing to an extension of this time 
period).


REASON: In the interests of visual amenity and to comply with Policies G1 and ENV16 
of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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