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PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:
3/2009/0605/P
(GRID REF: SD 377414 433757)

PROPOSED REAR KITCHEN AND DOUBLE GARAGE EXTENSION TO FIT IN WITH PROPOSED CHANGE OF USE FROM HOTEL/PUBLIC HOUSE TO PRIVATE DWELLING AND EXTERIOR STONE WALL TO FRONT BOUNDARY OF SITE WITH STEEL GATES AT THE SIMONSTONE HOTEL, SIMONSTONE LANE, SIMONSTONE

	PARISH COUNCIL:
	Objects to the application for the following reasons:



	
	1.
	Insufficient evidence provided to justify that the premises is not viable as a public house.



	
	2.
	The hotel is not derelict as stated in the application.



	
	3.
	The hotel has a bowling green that served the community and the nearby business parks.  The hotel should still be run as a business and provide employment opportunities for local people and retain valuable recreational facilities.



	
	4.
	The proposal would be contrary to a number of the objectives set out in the Districtwide Local Plan as follows:

· To allow enterprise to flourish and the needs of people to be met.

· To develop the tourist potential of the district where it is consistent with maintaining the quality of the area and the environment of the area.

· To protect remaining businesses and increase job opportunities in the more rural parts of the area.

	
	
	To refuse permission would be consistent with the stated intention in the Local Plan ‘to make a positive contribution to the quality of life of all Ribble Valley residents’.



	
	5.
	The proposed access is unsafe for motorists and pedestrians.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Originally expressed that, although having no objections in principle to the application, he required a number of amendments to be made to the proposed access in order to maintain the safe movement of pedestrians and vehicles at this location.

Following discussions between the County Surveyor and the applicant’s agent, amended plans were received on 24 November 2009 that show access and visibility splay provisions that are to the County Surveyor’s satisfaction subject to appropriate conditions.

	
	
	

	HEALTH & SAFETY EXECUTIVE AND NATIONAL GRID:
	Both advised that, as the property is within the vicinity of a high pressure gas pipeline, all works should be carried out in accordance with the National Grid’s Code of Practice and that the developer should contact the National Grid prior to works commencing.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter of support for the application has been received from the owner/occupier of a cottage that is attached to the hotel, who says that he also owned the hotel between 1990-1999.  He makes the following comments that are considered relevant to the consideration of the application.



	
	· During the years since he sold the hotel, he has witnessed four different companies with more than a dozen different managers all struggle to run the business at a profit.  Indeed, the last three left in a state of bankruptcy.  

· The hotel had not been trading for several months when he made the purchase in 1990 as the owners Tetleys deemed it to be not a viable outlet.

· The hotel has had its windows boarded up and closed on three occasions prior to Punch Taverns finally accepting defeat and putting the property on the market.

· The pub trade is not what it was and is no longer the answer to the dreams of retired people or victims of redundancy with sufficient money to invest.

· Whilst it would certainly be very pleasing to have the hotel up and running again, I fear for anyone taking on the task.  I cannot see a scenario in which the premises would provide anyone with sufficient hope for a return on his investment given the recent history of the property.  


Proposal

The main part of the application concerns the change of use of the hotel/public house into a private dwelling.  

In association with the proposed change of use, a number of alterations and extensions to the building are proposed as follows:

· A single storey extension, containing the ladies toilets, on the southern side elevation would be demolished.  

· A flat roofed single storey extension at the rear containing the gents toilets and a storeroom, and an external staircase at the rear would be demolished/removed.  On that part of the rear elevation, a single storey extension would be constructed to form a kitchen/breakfast area.  This extension would have a flat roof that would be used as a balcony. 

· A detached double garage would be erected to the south side/rear of the property.

· A front stone boundary wall containing a gated access would be constructed.  Due to the sloping ground, the wall would range in height from 1.5m at its northern end to approximately 3m at its southern end.

Site Location

The presently vacant former Simonstone Hotel on the west side of Simonstone Lane.

There is a small cottage (in separate ownership) attached to the northern side of the hotel adjoining which, to the north, is a detached house.  To the south, but not immediately adjoining the site boundary, there is a terrace of houses.  There are open fields to the rear (west) and to the east on the opposite side of the road.  

The site is outside the settlement boundary of Simonstone and is within the Greenbelt.  

Relevant History

3/2000/0670/P – Additional car parking area.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

The issues to consider in the determination of this application relate to the loss of the commercial premises, and whether sufficient effort has been made to secure its retention, and the effects of the proposed extensions and alterations on the openness of the Greenbelt, visual amenity, the amenities of nearby residents and highway safety.

With regards to the first issue, the immediate neighbour and former owner of the hotel has given a very detailed description of the difficulties faced by a number of owners and managers in operating the hotel as a viable business.

The most recent former owners of the hotel, Punch Taverns, have made the following comments in a letter dated 3 May 2009:

“This site has had three tenants in the last three years that Punch Taverns have owned it.  The business has struggled with trade as a destination outlet.  The business was turning over 40 barrels a year, when the average pub needs to turn over a minimum £120 to cover the basic costs.  The tenants have not been able to get the food turnover to a sustainable level with turnover around £1,000 per week, again not covering costs.  The four letting rooms were being let for £25 per night when let, which, with the cost of breakfast and cleaning the rooms, was also making a loss.  The last tenant left owing several thousands of pounds to Punch Taverns and several other suppliers and utility companies.”

The present owner of the property (the applicant) instructed a company of estate agents that specialises in commercial property in the north-west, to market the property.  It was marketed between 25 April 2009 and 28 August 2009 at what the agents describe as a low market valuation in order to attract interest for the freehold.  The agents say that “unfortunately, there was little to no interest shown during the marketing period”.

It is considered that the history of the site in which successive owners/managers have failed to operate a financially viable business, plus the recent marketing is sufficient evidence to satisfy the requirements of Policy EMP11 of the Local Plan.  Ideally, it would be preferable if the building could continue to operate as a public house/hotel.  In the reality of the current economic climate, however, this seems unlikely.  To refuse the application would therefore most likely result in the building standing vacant and deteriorating in appearance to the detriment of the visual amenities of the locality.

With regards to the other considerations the alterations to the building (which do not affect its front elevation) have been well designed and would be constructed throughout using appropriate matching materials.  The proposal would not therefore, in my opinion, have any detrimental effects upon visual amenity.

The extension and proposed garage would not adversely affect the amenities of any nearby residents.  The proposed balcony would face over open fields and would not adversely affect the privacy of any nearby residents.

The extension to the building would replace an existing extension such that only the proposed garage represents new built form.  I do not consider that the garage would have any material impact upon the openness of the Green Belt.

The County Surveyor considers the application as amended to be acceptable from the point of view of highway safety.

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

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate alternative use for the property and would not have any detrimental effects upon the openness of the Green Belt, visual amenity, the amenities of nearby residents or highway safety.

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

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by plan received on the 24 November 2009.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments to the proposed access and visibility splays in the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the first use of the property as a private dwelling, the access into the site and the sightlines of 2.4m x 40m shall be formed and provided in accordance with the approved amended plan.  Thereafter, nothing above 0.9m in height shall be planted, erected, placed or allowed to remain within the sightlines.


REASON: In the interests of highway safety and to comply with Policy G1 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.


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

NOTE(S):

1.
Based on the information provided, and given the close proximity of the proposal to a national high pressure gas pipeline, any works must comply with the attached instruction booklet “Specification for Safe Working in the Vicinity of National Grid High Pressure Gas Pipelines and Associated Installations – Requirements for Third Parties” (SSW22).  This requires the written permission prior to commencement of any works.  There is a minimum 7 days notice required to prepare this written permission.

APPLICATION NO: 3/2009/0827/P
(GRID REF: SD 364828 436850)

PROPOSED THREE HOLIDAY COTTAGES WITH SEVEN KENNELS, EXERCISE AREA, PARKING AND ANCILLARY ACCOMMODATION AT LAND ADJACENT TO COUNTRY CAKES, ORCHARD PARK, STONEYGATE LANE, RIBCHESTER

	PARISH COUNCIL:
	The Council is somewhat apprehensive in that the application mirrors the holiday let/stables currently being built on Stoneygate Lane and to which the Council continues to be opposed.  The fear is that this is one more step towards unwarranted ribbon development along Stoneygate Lane.

	
	

	
	The key issue here is the impact of the development on open countryside and the effect of additional traffic movements along the lane.  Given that there is already development on the site the Council will not object in this case.



	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters expressing concern and objections have been received.  Members are referred to the file for full details, which can be summarised as follows:



	
	1.
	Highway safety.



	
	2.
	Question whether Stoneygate Lane is an appropriate site for horses, kennels, holiday lets and a food factory.



	
	3.
	Concerns over noise levels.



	
	4.
	Question the number of holiday apartments being allowed in such close proximity to each other.



	
	5.
	The kennels should be assessed as a commercial kennels.



	
	6.
	It is not sustainable development.



	
	7.
	No sequential evidence for the need for new build on a Greenfield site has been forwarded by the applicant.



	
	8.
	It does not comply with Policy.



	
	9.
	Environmental health issues.



	
	10.
	Inaccuracies in the document attached to the application.


Proposal

Consent is sought for a single storey courtyard development comprising three, two-bedroom holiday cottages, seven kennels and an enclosed exercise area, together with parking area.

The row of holiday cottages would have approximate dimensions of 21m x 7.8m x 5.6m to apex of the pitch.  To the immediate north would be an ‘L’ shaped block to accommodate seven kennels, grooming room, kitchen, reception, laundry and isolation units.  This building would have approximate dimensions of 21m x 11.2m (5.6m at its narrowest point) x 4.8m in height.  Construction materials for both buildings would be painted blockwork plinth with cedar cladding above under a slate rile roof with brown uPVC windows and doors.

There is a fenced area within the Courtyard between the two buildings to act as exercise area for the dogs.

Car parking is provided to the northeast of the site adjacent to the bakery on an area of existing hardstanding.

Site Location

The site lies to the west of Stoneygate Lane within land designates Open Countryside.  The access from the lane also serves the bakery to the north east of the site.

Relevant History

3/2009/0112/P – Four bay portal frame building – agricultural  determination.

3/2006/0655/P – Change of use of agricultural building and associated land, construction of single storey rear extension and alterations to access to facilitate the relocation of an existing craft bakery.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, highway safety, potential effects on visual and residential amenity and given proximity to a bakery there are environmental health issues to address.

With regard to the principle of development I am mindful of Policies G5 and RT1 of the Ribble Valley Districtwide Local Plan which allow for smallscale tourism and recreational development appropriate to rural areas.  Although the site lies outside a settlement boundary, it is important to have regard to whether or not it is physically well related to an existing group of buildings so as not to undermine the character or visual amenities of the area.  In assessing such a proposal, it is important to look at the local landscape and the site’s proximity to existing buildings and structures.  The site is adjacent to an existing bakery with there also being a stable building within relatively close proximity.  I am of the opinion that the site relates sufficiently well to these existing buildings in the local landscape so as to comply with the locational requirements of Policy RT1.  Consultation has taken place with the forward planning section who have commented that there are no policy or economic development issues to raise in response to this application and thus I am of the opinion that notwithstanding concerns expressed by objectors, the principle of development accords with planning policy. 

In respect of highway safety, the County Surveyor has raised no objection to development and thus whilst acknowledging the concerns expressed by objectors, Committee should be guided by the observations of the highway engineer from Lancashire County Council in this matter.

Turning to the visual impact, the site is set approximately 30m to the south west of an existing bakery enterprise and would utilize the same access leading from Stoneygate Lane.  Parking provision would be within the yard area associated with the bakery and thus it is the physical form of the holiday lets/kennels that warrants further consideration.  The structures are designed to match the existing bakery building there being dense hedgerow planting that aligns Stoneygate Lane and the southeastern and southwestern boundaries of the field that development is to be set within.  Whilst I am mindful that the land rises in a northerly direction, I am of the opinion that the works would be set within close enough proximity to the other buildings on site so as to not appear as an isolated feature in the landscape.  Therefore I do not consider that there would be any significant detriment to the visual amenities of the area of open countryside should this scheme proceed.

With regards to residential amenity, I am mindful of the two aspects of this proposal – holiday lets and kennels.  Colleagues in Environmental Health have been consulted given potential for noise disturbance from the kennels and they have commented that they do not anticipate the development being a cause of noise nuisance.  I am of the opinion that the buildings are set sufficient distance away from existing properties so as not to cause any significant detriment from comings and goings and thus on residential amenity grounds raise no objections.

As stated previously, the site is adjacent to an existing craft bakery and again advice has been sought from Environmental Health colleagues as to the relationship between the two developments on a food hygiene basis.  They have concluded that given the distance between buildings there would be no apparent issues and therefore would not wish to raise any objections to the development.

Therefore having carefully assessed all the above, I am of the opinion that the scheme accords with policy and would not lead to significant detriment to visual or residential amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The unit(s) 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, G5, ENV3 and RT1 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.
The use of the kennels and grooming facilities shall be strictly in association with the holiday lets hereby approved.  They shall not be used as a separate kennels/grooming business but shall be available for use only by those who are staying in the associated holiday accommodation.


REASON:  In the interests of highway safety and in order to safeguard amenity in accordance with Policy G1 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.


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 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.

6.
Prior to commencement of development precise specifications of the method for waste disposal and the cleaning and disinfection regime for the kennels and exercise area shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In order to protect the local watercourse and in the interests of animal welfare in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2009/0902/P
(GRID REF: SD 376544 443538)

PROPOSED ERECTION OF WAREHOUSE AND INTERNAL SECURITY FENCING AT SHACKLETONS GARDEN CENTRE, CLITHEROE ROAD, CHATBURN

	PARISH COUNCIL:
	Within the planning consent there should be a Section 106 legally binding agreement requiring deliveries to be unloaded within the perimeter of the premises in the area off Worston Road and that loading/unloading be prohibited from the main road.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The application indicates that safe access can be achieved to the site and that there is sufficient space for vehicles to manoeuvre to and from Worston Road in forward gear.

The manoeuvring space shown on the site plan must not be used for the storage of materials and must be kept clear for use by delivery and service vehicles at all times.

On the basis of the above I raise no objection to the proposal on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

Consent is sought for the erection of a warehouse/storage building to the rear of the site adjacent to its southeastern boundary.  It would have approximate dimensions of 55m x 22m x 5.5m to the apex of its pitch in construction materials of green profile cladding to the upper sections of the walls and roof above an artificial stone plinth.  Two personnel doors would be provided in the northwest elevation to comply with fire regulations with a roller shutter door in the southwest elevation facing the goods entrance off Worston Road.

Two short lengths of security fencing are proposed within the site to separate the public and service areas.

Site Location

The garden centre is located outside any defined settlement limit lying within land designed open countryside.

Relevant History

3/2007/0694/P – Proposed relocation of aquatics building and relocation of security fencing.  Approved with conditions 3 September 2009.

3/2007/1070/P – Removal of existing polytunnels and replace with portal frame indoor retail and external covered retail areas.  Approved with conditions 3 October 2008.

3/2007/0329/P – Replacement and extension of aquatics building and installation of two fire doors in replacement building.  Approved under 3/2005/1034/P.  Approved with conditions 20 July 2007.

3/2005/1034/P – Replacement 7 bay polytunnel with larger permanent building and alterations to conservatory.  Resubmission.  Approved with conditions 1 August 2006.

3/2005/1000/P – Increase range of goods for sale to include home ware, gifts and indoor fish (retrospective).  Approved with conditions 3 September 2009 (subject to a Section 106 Agreement).

3/2005/0999/P – Use of café as restaurant (retrospective).  Approved with conditions 3 September 2009.

3/2005/0998/P – Modification of condition 4 on planning consent 3/99/0399/P – To allow the opening of the garden centre to 8pm on Thursdays and Fridays.  Approved with conditions 7 February 2006 (subject to a Section 106 Agreement).

3/2005/0508/P – Proposed replacement of 7 bay polytunnel with larger permanent building, alterations to conservatory, extension of car park into a growing on area and replacement of the car park with a growing on area.  Refused 27 October 2005.

3/2004/0059/P – Extension to shop, display area and open sided covered area and extension of existing conservatory (resubmission).  Approved with conditions 4 March 2000.

3/2003/0802/P – New shop display area.  Open sided covered area and extension to existing conservatory.  Approved with conditions 31 October 2003.

3/2003/0098/P – Change of use of agricultural land to provide additional parking, turning circle and growing on area for garden centre, creation of two new accesses, rerouting of footpath.  Approved with conditions 10 June 2003.

3/2002/0831/P – Erection of two polytunnels with stone front elevation.  Approved with conditions 26 November 2002.

3/2000/0554/P – New polytunnel replacing existing greenhouse (phase 2).  Approved with conditions 6 September 2000.

3/2000/0551/P – New polytunnel replacing existing greenhouse (phase 1).  Approved with conditions 6 September 2000.

3/1999/0399/P – New garden centre building, change of use of site from nursery to garden centre.  Approved with conditions and subject to a Section 106 Agreement 18 September 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, its visual impact and potential impact on highway safety.

In terms of the principle of development, this is an established business, albeit located outside any defined settlement limit, with the storage building proposed on land that is already within the existing site boundary.  Members may recall that there is a Section 106 associated with the overall site that ensures that the whole of the garden centre site remains as one planning unit, specifies ranges of goods that can be sold from different areas of the site and regulates the operation of the restaurant.

The warehouse would be located to the rear of all existing buildings and as such be located within Area 1 depicted on the plan that comprises part of the Section 106.  The sale of goods and services from the outdoor areas of the property within Area 1 is restricted to goods such as horticultural products, garden buildings, garden equipment, compost and gravels etc but the Section 106 does not preclude land within Area 1 being put to other uses including storage.  The site lacks sufficient storage space with the remedy having been to utilize two storage units on Pimlico Link Road.  However in the present financial climate such an outgoing cannot be sustained and thus on-site storage is essential to the business.  The warehouse would stock goods to be sold on site and should committee be minded to approve the application, then an appropriately worded condition would ensure that it remained as a single planning unit.  Thus whilst it would result in an overall reduction of the site area that is available to display and sell garden centre goods to the public, it is still part of the overall business operations on site and is, I consider, appropriate in principle, subject to amenity matters.

In respect of the visual impact of the works, the submitted plans indicate that the ridge of the proposed building would be at the same level as the approved, not yet constructed, aquatics building.  Therefore views of the structure from the northeast when travelling towards Clitheroe will be limited.  I am mindful that the land rises to the southeast towards the A59 but on approach from that direction, I conclude that the works would not be so prominent as to warrant AN unfavourable recommendation on visual amenity grounds as respective land levels mean that only the roof of the building would be visible above adjacent field level.  The building is to be constructed of materials to blend with existing structures on site with the steel security fencing to prevent public access into the vehicle operations yard being to the same specification as fencing previously approved for use within the site.

Turning to highway safety, the County Surveyor has raised no objection to the development.  In response to the comments made by the Parish Council regarding deliveries to be unloaded within the perimeter of the premises in the area off Worston Road and that no loading/unloading take place from the main road, I draw Committee’s attention to the conditions attached to planning approval 3/2005/1034/P.  Condition 4 states “no deliveries of goods for sale shall be accepted by the garden centre (either through the service yard or public entrance) from any vehicle which has unloaded whilst parked on the public highway.”  Whilst I can understand the Parish Council’s wish to restrict deliveries to the goods entrance of Worston Road that area is not large enough for some of the delivery vehicles to enter and leave and in forward gear and thus in considering the aforementioned application, the County Surveyor accepted the principle of larger vehicles servicing the site via the public car park.  This was deemed preferable to servicing from the street and hence condition 4 as stated above.  I am of the opinion that the servicing arrangements previously agreed are satisfactory.

Therefore, having regard to the above, I am of the opinion that the principle of a warehouse building to serve the overall development is acceptable and would not lead to conditions to the detriment of visual amenity or highway safety.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
There shall be no public access to the vehicles operation area off Worston Road which shall be kept free of obstructions at all times to enable use by delivery and service vehicles.


REASON: In order that delivery vehicles can safely access the site at all times and in the interests of pedestrian safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The building hereby approved shall be used as a warehouse storage facility for the garden centre operating from the remainder of the site and shall not at any time operate or be used independently from the primary use of the site as a garden centre.  There shall not at any time be allowed public access to the building or direct sales to any visiting member of the public from inside the building.


REASON: For the avoidance of doubt and in the interests of amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2009/0924/P
(GRID REF: SD 364805 435361)

PROPOSED CHANGE OF USE OF OFFICE NO 1 TO A CONTROL ROOM FOR A TAXI COMPANY AT OFFICE 1, BEE MILL, RIBCHESTER

	PARISH COUNCIL:
	Objects to the application as there is little information to explain how the proposed operation might differ from that already in place.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the application in principle on highway safety grounds as the development provides for the creation of a single office unit specifically for the administration of a taxi booking service, involving the taking and relaying of calls.  He comments, however, that there must be no access to the office for members of the public or for its use as a meeting place for either passengers or drivers.


Proposal

Permission is sought for the change of use of a small office within the Bee Mill industrial development from use as a bailiffs office to use as a control room for a taxi company.  Permission is required because the office use is within Class B1 of the Use Classes Order whereas the proposed use is sui generis.

Site Location

A small office close to the main vehicular entrance to the site which is situated on the south side of Preston Road within the settlement boundary of Ribchester.

Relevant History

There is no relevant recent history relating to office number 1 but the following applications relate to Unit 2 and Unit 2A respectively:

3/2003/0754/P – Change of use to private hire administration office.  Approved subject to conditions.

3/2008/0759/P – Change of use from retail shop to taxi office for pre-booked service only, no visits to the office by the public.  Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the change of use of existing office into a control room for taxis on a 24 hours a day basis.  It is stated that 2 full time and 2 part time employees would operate the control room, but with only 1 person there at any one time.

Permission was recently granted for the use of another small office at this development as a taxi office for a pre-booked service with no visits to the office by members of the public.  That permission (3/2008/0759/P) was subject to conditions specifying that the development shall be used as a private hire booking office only; and that the premises shall not be used as a taxi stand or a between journeys operational base for drivers employed in the business and shall not be used by any other private hire/taxi drivers or operators.

The Parish Council has object to this current application because “there is little information on the application to explain how the proposed operation might differ from that already in place”.  This may be a misunderstanding with the Parish Council under the impression that the application seeks some kind of a change to the existing taxi related use of a different office at Bee Mill.  The existing authorised use of the office to which the application relates, however, is a bailiffs office.

I feel that any concerns can be satisfactorily addressed by the imposition of conditions to control the proposed use similar to those imposed on 3/2008/0759/P.

Subject to such conditions, I consider that, even on a 24 hours a day basis, such a low key use of a small office within an industrial complex would not adversely impact upon any nearby businesses or upon the amenities of any neighbouring residents.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The development hereby permitted shall be used as a control room for a taxi company operated by not more than 2 persons at any one time.


REASON: The permission granted is for a specific use, and it is considered that other similar or more intensive uses may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The premises shall not be used as a taxi stand and no customers shall visit the premises, nor shall it be used as a between journeys operational base for drivers employed in the business and shall not be used by any other private hire/taxi drivers or operators.


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

APPLICATION NO:
3/2009/0927/P
(GRID REF: SD 368342 437933)

PROPOSED LOFT EXTENSION TO THE EXISTING PROPERTY AND SINGLE STOREY EXTENSIONS TO THE SIDE AND FRONT WITH ROOMS IN THE ROOF SPACE. PROPOSED DORMER WINDOWS TO THE NORTHEAST ELEVATION AND A DORMER WINDOW AND A BALCONY TO THE NORTHWEST ELEVATION (RE-SUBMISSION) AT 10 THE DENE, HURST GREEN

	PARISH COUNCIL:
	The Parish Council are very concerned with the proposal for the following reasons:

· Increase in size of property by well over the 10-15% floor area;

· Parking and turning area for three cars as stated does not seem possible;



	
	· Five-bedroom house of this design is not in-keeping with A.O.N.B;

· Concern about not using the other part of the site for the garage; and

· Why is there no window in the southwest elevation?

	
	

	LCC TRAFFIC AND DEVELOPMENT ENGINEER:
	Following the submission of an additional, clearer site plan that indicates the access and proposed parking spaces, he is satisfied that the three vehicles can be accommodated off road with sufficient manoeuvring space to ensure they can move to/from the highway in forward gear. No objections in principle to this proposal on highway safety grounds.

	ADDITIONAL REPRESENTATIONS:
	Eight letters have been received from nearby residents who have raised the following objections:

1. Proposed increase in floor space is in excess of recommendation for this position in the A.O.N.B. and a Conservation Area,

2. This results in a house too big for the plot,

3. Insufficient space on site to turn vehicles,

4. Proposed SW and SE elevations lack any aesthetic form, giving it an industrial form inappropriate to the area and unrelated to nearby houses,

5. Application relates to half the plot leaving space for the rest of the site to be developed in the future,

	
	6. My guess is the idea is to develop the land, sell at a profit then move on,

7. Lack of overall character and design in the proposal,

8. Visual impact on the streetscene,

9. Harmful to the character and appearance of the A.O.N.B. and the Hurst Green Conservation Area,

10. Materials such as render are inappropriate,

11. Concerns regarding highway safety, and

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



	
	The Applicant has also responded to the above points noting:



	
	1.
	There are many large houses in Hurst Green which sit on similar size plots.



	
	2.
	Size of extensions have been subject to pre-application discussion.



	
	3.
	House is single storey and lower than the road.



	
	4.
	Highways seem happy with layout and parking.



	
	5.
	Whilst the design is unique, I feel it is wholly appropriate and will fit in with the area well.


Proposal

Planning permission is sought for various extensions and alterations to the existing dwelling on site. An application was submitted in November 2008 for a different scheme to extend the bungalow, however following negative feedback it was subsequently withdrawn by the applicant. This application is a re-submission of this application, albeit with a different design. This application proposes the following extensions to the existing bungalow on site,

· The replacement of the existing conservatory on site with a new single car garage,

· The erection of an extension to the elevation facing The Dene, and

· The erection of an extension to the northeast elevation of the bungalow with the highest point of the ridge no higher than the ridgeline of the main bungalow.

The scheme also includes the conversion of the loft in order to create bedrooms at first floor level, the insertion of three dormer windows in the northeast and northwest facing roof elevations, and the insertion of a Juliet balcony in the northwest facing gable elevation of the main bungalow. The scheme also includes the insertion of Conservation type roof lights within the roof as part of the loft conversion.

Site Location

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

Relevant History

3/2009/0380/P - Demolition of existing detached bungalow and erection of two-storey detached house (CAC) – Granted Conditionally.

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

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

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

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

Relevant Policies

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

SPG – “Extensions and Alterations to Dwelings”.

Hurst Green Conservation Area Appraisal (adopted April 2007).

Environmental, AONB, Human Rights and Other Issues

Planning permission is sought for various extensions and alterations to the existing dwelling on site. As noted above, an application was previously submitted in November 2008 for a different scheme to extend the bungalow; however following negative feedback the applicant subsequently withdrew it. Since that application, the Applicant has also sought to demolish the existing property and replace it with a larger two storey property, however the scheme submitted under Application Ref. No. 3/2009/0380/P was considered contrary to local Plan Policy and was refused. Following on-going discussions with the Applicant since that decision, this current proposal seeks permission for a less intrusive scheme compared to previous submissions, and the main considerations are the potential impact on the amenity of nearby neighbours, the potential impact on highway safety and the impact on the A.O.N.B. and Hurst Green Conservation Area by virtue of the suitability of the design, scale, size and massing of the proposed extensions and alterations to the property.

IMPACT ON RESIDENTIAL AMENITY

In terms of the impact on nearby residential amenity by virtue of the proposed extensions and alterations, given the location of the new main windows proposed, the only neighbour to be potentially affected is that at no. 8a The Dene. However, it must be noted that there is a significant difference in land levels between 10 The Dene and it’s nearest neighbour no. 8a, with 10 The Dene being on much lower land, and also that there is a large number of trees and a thick leylandi hedge between the two garden areas. As such, given the distance between the new windows and the boundary edge, coupled with the above details, I do not consider that there will be any significant detrimental impact on the amenity of the occupiers of nearby dwellings.

IMPACT ON HIGHWAY SAFETY

Whilst I note the points of objection from the nearby neighbours in respect of concerns regarding parking and access to and from the site, it must be noted that the existing parking for the sites substandard as it consists of a garage that opens directly onto The Dene with little space to park clear of the highway, and there is no provision on site to allow a vehicle to move to/from the highway in forward gear. The LCC Traffic and Development Engineer has considered the proposed and improved access with turning head, and he is satisfied that the three vehicles can be accommodated off road with sufficient manoeuvring space to ensure they can move to/from the highway in forward gear, and as such has no objections in principle to this proposal on highway safety grounds. The scheme proposed will therefore be a significant improvement on the existing situation on site.

IMPACT ON CONSERVATION AREA AND A.O.N.B.

As noted in previous reports in relation to this site, given that Hurst Green Conservation Area has been recently granted this status (April 2007), long after the construction of this property, this site must have been thought to provide a positive contribution to it to have been included within the Conservation Area boundary. The Hurst Green Conservation Area Appraisal (adopted by the Borough Council on 3 April 2007) includes within the ‘Summary of Special Interest’ the Dean Brook, Trees especially those in … the wooded east bank of Dean Brook, Rural setting within the A.O.N.B. and the Architectural and historic interest of the Conservation Area’s buildings. The importance to the Conservation Area of the natural features of the Dean Brook (well treed steeply sloping east bank) are further emphasised in ‘Green spaces, trees and other natural elements’ and ‘Hurst Green Conservation Area boundary’. However, the building itself is not mentioned. Indeed, the existing modern bungalow is of no interest and relatively innocuous due to its height, size, location on site and lack of address to the road. As such, the question is whether or not the proposed extensions and alterations to it will protect, preserve or enhance the Conservation Area and the Forest of Bowland A.O.N.B.

Whilst the existing modern bungalow is of little interest, fortunately it is relatively innocuous due to its height, size, location on site and lack of address to the road. This results in only a minor interruption (along with the modern house immediately to the north) to the interest provided by the Conservation Area’s buildings. Given the position of the three proposed extensions to the property, namely to the northeast, the southeast and the southwest elevations, and the fact they are all relatively subservient to the main body of the bungalow, the size and indeed massing of the building is considered to be acceptable, meaning that the setting of the Conservation Area and the openness of the A.O.N.B at this location is considered to be preserved. The key elevation to the property will be the southeast elevation, which faces onto The Dene, and the plan view clearly indicates that the scheme will not dominate this part of the Conservation Area/A.O.N.B, despite the front elevation of the property being brought closer to the highway. The dormer windows proposed face the enclosed garden area to the north corner of the site, and do so in order that they will not be visible from The Dene and will not interrupt the existing bland southwest roof elevation that is most visible. In doing so, the perception of change is significantly reduced despite the modern appearance of these two of the elevations of the property. Bearing this in mind, the proposal is considered to comply with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

OTHER ISSUES

There are a number of points of objection with regards to the lack of character displayed with the scheme and that the southwest and southeast elevations are not aesthetically pleasing, however given the lack of character the existing bungalow displays, it is considered that the scheme proposed ensures the property remains low key and inoffensive due to the simple design facing The Dene which helps reduce the impact on the streetscene and therefore preserving the character and setting of the A.O.N.B. and the Conservation Area.

Other objections relate to the excessive increase in size/floor area/volume of the property, however for more guidance on this we must look at the SPG “Extensions and Alterations to Dwellings” which notes that in Conservation Areas controls over increases in size are more strictly applied in order to prevent properties becoming significantly more prominent. This is because the character of these areas is the stock of relatively small cottages. For this reason development proposals in excess of a 33% increase in floor area are unlikely to succeed. However, in considering applications for sites on the fringe of a settlement (as is the case) this figure may be relaxed based on the merits of the individual application. Whilst I consider this proposal is exempt from comparison with this section of the Policy due to the property being a reasonably large, three bedroom, modern bungalow, it is worth noting that the floor area of the existing dwelling is approx. 112.33 sq.m. which rises to approx. 168.35 sq.m. once extended, which is an approx. 48% increase in the volume. However, whilst this includes the loss of the conservatory, it does not include the loss of the existing garage on site (granted consent to be demolished under 3/2009/0380/P), which at approx. 35.96 sq.m. results in an overall increase in floor area of only 17.9%. As such, the proposed extensions are considered to be acceptable in line with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

Other objections points note the inappropriate use of render, however there are a mixture of house styles and materials in the nearby vicinity, including a number of dwellings nearby that are rendered white. As such, I do not feel the materials proposed are out of keeping with the area.

Finally, for clarification purposes, the amended plans submitted on the 16 December 2009 indicate the insertion of two ‘conservation type’ roof lights in the south west elevation of the bungalow roof.  This is a detail left off the originally submitted scheme by the agent in error, however, I do not consider their inclusion to be to the detriment of the visual or residential amenity of the area.

Therefore, whilst I am mindful of the points of objection from nearby neighbours and from the Parish Council, I consider the scheme to comply with the relevant Local Plan Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
This permission shall be implemented in accordance with the proposal as indicated on the plan drawing APO11109, the amended plan AP021109 dated 16 December 2009 and the A4 site plan marked ‘car turning area’.


REASON: For the avoidance of doubt and to clarify which plans are relevant.

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


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

4.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

5.
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, ENV1 and ENV16 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 submitted with the application dated 15 September 2008.


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

7.
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”.

8.
The layout of the development shall ‘in perpetuity’ include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the details indicated on the site plan marked ‘Car Turning Area’ and the vehicular turning space shall be laid out and be available for use before the works are completed.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Vehicles reversing to and from the highway are a hazard to other road users.
APPLICATION NO:
3/2009/0956/P
(GRID REF: SD 373276 436247)

PROPOSED ALTERATION TO THE EXISTING PREMISES TO RELOCATE ‘COOKIES’ LICENSED CAFÉ FROM THE FIRST TO THE GROUND FLOOR – CHANGE OF USE FROM CLASS A1 TO A4 AT MAUREEN COOKSON LTD, GEORGE STREET, WHALLEY

	PARISH COUNCIL:
	No observations.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to the application in principle on highway safety grounds.  The relocation of the café area within the existing premises will not increase the traffic impact of the store within the village and I do not propose to seek any dedicated off street parking in respect of this application.  

	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owner/occupier of a dwelling opposite the site who objects to the application for the following reasons:



	
	1.
	Increase in traffic and noise and possible parking problems.  Will exacerbate the existing problem of the neighbour often being unable to get out of her own drive due to parked cars.  



	
	2.
	An increase in taxis using the street as people using the wine bar avoid drinking and driving.



	
	3.
	Customers using the Spar shop up until 10pm already cause a noise nuisance and there is a likelihood that, if this permission is granted, the opening hours could be increased.



	
	4.
	There are already a substantial number of public houses in the small village. 


Proposal

Within the Maureen Cookson retail premises on George Street, Whalley there is a licensed café at first floor level.  Permission is sought for this to be relocated to a ground floor part of the premises that is presently used as a shoe shop.  The existing area of the first floor that is occupied by the café would revert to retail use, and the shoe shop would be accommodated elsewhere within the building.  

The proposed redistribution of uses within the building would largely be achieved through internal alterations, including the provision of an opening to give direct access from the retail area into the café.

Externally, however, it is proposed that the existing timber framed shop front be adapted to provide a wider door to facilitate access by disabled customers.  The existing stallriser would be retained and timber frames would be used.

In the eastern side elevation of the building a number of former windows have been bricked up.  Four of these would be reinstated as timber framed windows.  

The existing opening hours of the main retail part of the premises would remain unchanged at 9am to 5.30pm Monday to Friday and 9am to 5pm on Saturdays with no Sunday opening.

The requested opening hours for the licensed café are 9am to 7.30pm on seven days a week.

Site Location

The existing Maureen Cookson retail premises on the south side of George Street, Whalley.  The site is within the settlement boundary of Whalley and within the Conservation Area.  

Relevant History

No recent relevant planning applications.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

In the Design and Access Statement submitted with the application it is stated that, by relocating the existing café on to the ground floor, an upmarket coffee house and wine bar concept can be created which would be unique within Whalley.  It is stated that this would further enhance the business as the facility will not only serve the requirements of the day to day customer, providing refreshments along with a comfortable environment in which customers can relax, but it would, unlike the existing, have the capability of meeting the increased demands on the occasions of presentations and fashion launches which are currently held on the premises.  It is stated further that it is considered that an upmarket coffee house and wine bar concept would in itself be an asset which would attract customers into the retail premises.

The matters for consideration in the determination of the application relate to the effects of the proposed external alterations on the appearance of the building itself and the Conservation Area, and the effects of the use upon the amenities of nearby residents and highway safety. 

With regards to the first consideration, the alterations to the shop front are relatively minor and will utilise an appropriate timber frame.  The reinstated windows in the side elevation will also use appropriate timber frames and the existing heads and sills will be retained.  I consider that the reinstatement of the windows will actually improve the appearance of the building within the Conservation Area.  In my opinion, the proposal is therefore acceptable with regards to this particular consideration.  

With regards to the effects on nearby residents, the use of the ground floor café during the retail opening hours would result in effects that differed very little, if at all, from those of the café in its existing location at first floor level.  The only difference is the proposal to open after the shop has closed until 7.30pm Monday to Saturday and to open the café/wine bar on Sundays between 9am and 7.30pm when the shop is closed.  It is during the hours when the shop is closed that the wine bar/drinking element of the proposal is likely to be the predominant use.  

In this location in the village centre, however, where there are numerous public houses with much later permitted opening hours, and the Spar shop that opens until 10pm, I do not consider that the proposed use during the proposed hours would be seriously detrimental to the amenities of nearby residents.  

The County Surveyor has expressed no objections to the application on highway safety grounds.

Overall, subject to appropriate conditions, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal would not have any seriously detrimental effects on visual amenity, the amenities of nearby residents or highway safety. 

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

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


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

2.
The café/wine bar use hereby permitted shall operate only between the hours of 9am and 7.30pm on any day.


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

3.
From the time of the first use of the café/wine bar hereby permitted, the floor space at first floor level that is currently utilised by the existing licensed café, shall be used for A1 retail purposes only.


REASON: To comply with the terms of the application and because any intensification of the A3/A4 use of the building could be detrimental to the character of the area and the amenities of nearby residents contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2009/0997/P
(GRID REF: SD 385080 452222)

PROPOSED AGRICULTURAL BUILDING AT SLACK FARM, NEWSHOLME

	PARISH COUNCIL:
	No representations have been received at the time of preparing this report. 



	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	No representations have been received.




Proposal

This proposal seeks detailed consent for an agricultural building measuring approximately 45m x 31m x 8.8m high to the ridge and 5m to the eaves.   The building is a dual purpose building for livestock storage and also for the storage of slurry to comply with the Nitrate Pollution Prevention Regulations 2008.  The building to be constructed of a mixture of materials with its gable being predominantly timber boarding and concrete blockwork and the side of the building to be constructed of a fabric material which would open and close to allow circulation of air according to the climate.  

The building is situated within the main farm complex but at a lower level to the existing buildings but would still be seen against the main buildings.  It is located adjacent to the existing farm track and in close proximity to the silage tanks and milking parlour.  The building has been designed to incorporate 600,000 gallons of underground slurry which would comply with the Nitrate Vulnerable  Zone Regulations.  

Site Location

The site is located off the main Newsholme Road and the building and complex is located close to the border of Craven District Council, situated in the open countryside on land adjacent to the Area of Outstanding Natural Beauty.

Relevant History

None specific to this part of the site. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy SPG – Agricultural Buildings.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in relation to this application relates to the visual impact caused by the new building.  There are no residential properties in close proximity other than the farmhouse associated with this development and as such which there will be no residential amenity impact.  In terms of visual impact although the building is of a considerable size and height it has been designed to fit in reasonable with the topography of the site and due to the elevated nature of the existing farm buildings this building will sit comfortably in relation to the overall site. 

The design is of a typical agricultural livestock building and using a mixture of materials, namely fibre cement roofing of a coloured profile to match the existing buildings and Yorkshire boarding on concrete panels on some of the elevations.  On the side elevations there is extensive use of a fabric material which is a roll curtain system which will be electronically controlled.  This fabric will allow good ventilation and assist in the well being of the livestock by allowing fresh air to a livestock building.  I am satisfied with the use of this material and consider that the fabric proposed, which is white, would be visually prominent even though it is a considerable distance away from the roadside.  As such, I recommend that a dark green fabric should be used which would help reduce the visual impact of the building. 

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

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

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


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

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


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


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

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2009/0636/P
	In order to stabilise the north west gable it is proposed to build a new leaf of reclaimed semi coarsed rubble stone and random quoins with cement pointing finished flush or slightly recessed, or generally to match the front elevation of the existing house.  The overall width of the new leaf will be 305mm.  The roof will be extended in reclaimed matching blue slate and existing copings and kneelers refitted
	Bullcocks Farm

Pendleton

	3/2009/0691/P
	Application for discharge of conditions No 6 (landscaping of site), condition 8 (building recording and analysis), condition 3 (materials), condition 4 (timber windows and doors), condition 13 (travel plan) of planning consent 3/2007/1048/P
	Salesbury Hall

Salesbury Hall Lane

Ribchester

	3/2009/0714/P
	Demolition of existing attached store and construction of replacement to provide improved and extended living and bedroom accommodation
	The Farmhouse

Cunliffe Moss Farm

Mellor

	3/2009/0793/P
	Proposed conservatory to the rear
	19 Barn Croft, Clitheroe

	3/2009/0867/P
	Addition of new window on gable end and replacement of roof lights with large conservation roof lights
	Riverside Barn, Riverside

Ribchester

	3/2009/0873/P
	Proposed replacement garage
	6 Waverley Road

Ramsgreave

	3/2009/0884/P
	Extension of garage to front of house
	Fairways

24 Whinney Lane, Langho

	3/2009/0893/P
	Proposed conservatory
	4 Church Lane, Mellor

	3/2009/0896/P
	Single storey rear kitchen extension
	82 Chatburn Road, Clitheroe

	3/2009/0899/P (PP) and

3/2009/0900/P (LBC)
	Reinstatement of structure and internal/external remedial works following fire damage together with new external escape stair from the manager’s flat 
	The Swan and Royal Hotel

Castle Street, Clitheroe

	3/2009/0901/P
	Replace the existing steel container store and build a new blockwork store to match the existing garage
	St Augustine’s RC School

Elker Lane

Billington

	3/2009/0903/P
	Removal of the existing conservatory and replacement with a sun room
	Sagar Barn, Higher Hodder

Clitheroe

	3/2009/0906/P
	Change of use of retail premises to residential use
	Bowdon Books

33 Lowergate, Clitheroe

	3/2009/0911/P
	Proposed new entrance and admin areas 
	St Wilfrids R.C. Primary School, St Wilfrids Terrace

Longridge

	3/2009/0914/P
	Single storey side extension 
	Clitheroe Golf Club

Whalley Road, Pendleton

	3/2009/0918/P
	Application for the renewal of planning consent 3/2006/1040/P to clear the existing storage yard and erect a new storage building including staff facilities
	Read Garden Centre

Old Coal Staithe

Read

	3/2009/0922/P
	Construction of a timber and glazed garden room 


	Incy Bobbin Mill

10 Longridge Road

Hurst Green

	3/2009/0923/P
	Conversion of existing garage to family room, erection of new garage and conversion of flat roof to pitched 
	Llamedos

8 Rogersfield, Langho

	3/2009/0930/P
	Application for the discharge of conditions no. 2 (relating to building materials) and condition no. 6 (relating to tree protection measures) of planning consent 3/2008/1048/P at land to rear of 
	The Cottage

Lower Lane

Longridge

	3/2009/0931/P
	First floor side extension over the existing garage
	14 Yew Tree Close

Clayton-le-Dale

	3/2009/0935/P
	Application for discharge of condition no. 2 (relating to material samples), condition no.3 (relating to screen fencing) and condition no.4 (relating to an archaeological report of planning consent 3/2009/0308/P
	Blue Slates

Sunnyside Avenue

Ribchester

	3/2009/0938/P
	Construction of timber pavilion to be located on a playing field, and installation of a trim trail, which will also be located on a playing field
	St Mary RC School

Whalley Road

Langho

	3/2009/0939/P
	Demolition of an existing building, small extension of curtilage and erection of garage and another building to be used as stables and for agricultural purposes. Resubmission of planning consent 3/2009/0347P
	Lambing Clough Barn

Lambing Clough Lane

Hurst Green

	3/2009/0946/P
	Install a drop kerb
	37 Edisford Road, Clitheroe

	3/2009/0962/P
	Proposed change from sunbed treatment salon to form 2No retail shops with a self contained flat at first floor, resubmission of previously approved application to include alterations to the shop front
	82-86 Lowergate

Clitheroe

	3/2009/0940/P
	Proposed roof over existing slurry store (Phase 1)
	Fair Oak Farm

Leagram-in-Bowland

Chipping

	
	
	

	3/2009/0941/P
	Proposed roof over existing slurry store (Phase 2)
	Fair Oak Farm

Leagram-in-Bowland

Chipping

	3/2009/0942/P
	New first floor side extension to create additional sleeping space.  Altered roof profile to include 2 hipped ends to ensure the new design is sympathetic to the existing house
	3 Knunck Knowles Drive

Clitheroe

	3/2009/0944/P
	Change of use of vacant shop from A3 to A1 use (Re-submission)
	16A Berry Lane, Longridge

	3/2009/0949/P
	Conversion of the garage/games room into dwelling 
	Ashgrove Barn

1 Shawbridge Street

Clitheroe

	3/2009/0954/P
	Convert existing garage into reception room, build a first floor extension above and add a small utility room to the rear.  Internal alterations to existing building
	50 Bracken Hey

Clitheroe

	3/2009/0958/P
	Conversion of the garage/games room into dwelling (LBC) in the grounds 
	Ashgrove Barn

1 Shawbridge Street

Clitheroe

	3/2009/0959/P
	Application for the discharge of conditions no. 2 (relating to materials), condition no. 6 (relating to velux rooflights) and condition no. 10 (relating to archaeological recording) of planning consent 3/2006/0724/P
	The Stables

Eaves House Farm

Waddington Road

West Bradford

	3/2009/0965/P
	Application for the discharge of condition no. 2 (relating to materials) of planning consent 3/2009/0060/P
	The Old Vicarage

Lower Lane

Longridge

	3/2009/0969/P
	Creation of a new doorway and painting of external render
	Brungerley Building

Waddow Hall, Clitheroe

	3/2009/0972/P
	Proposed extension of existing porch and construction of first floor balcony
	Crannifer Cottage

Garstang Road, Chipping

	3/2009/0979/P
	Demolition of concrete block built workshop/storage building with corrugated asbestos roof to make way for a housing development (see application 3/2009/0821/P) on land at the end of
	Severn Street

Longridge

	3/2009/0981/P
	Replace old canopy and erection of a new canopy 
	Clitheroe Cricket & Tennis Club, Chatburn Road

Clitheroe

	3/2009/0982/P
	Single storey rear extension 
	59 Fairfield Drive

Clitheroe

	3/2009/0986/P
	Application for discharge of condition no. 4 (archaeological recording) of planning consent 3/2009/0287  
	The Heaning, Dunsop Road

Newton-in-Bowland

	
	
	

	3/2009/0998/P
	Application for a non-material amendment to planning consent 3/2009/0155/P, to alter the roof for the proposed porch on the organic café from mono-pitch glazed roof to duo-pitch slate and amended window/door dimensions
	The Sanctuary of Healing

Dewhurst Road

Langho


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0834/P
	Construction of bay windows to rear elevation of the property at 
	2 Corn Mill Mews

Whalley

Clitheroe
	Policy G1 and ENV16

	3/2009/0951/P
	First floor extension above the existing kitchen with a new window in the gable wall and the construction of a new doorway 
	13 Main Street

Bolton-by-Bowland
	G1 and ENV16 – Detrimental to the character and appearance of the property within a designated Conservation Area and the setting of the adjacent Listed Buildings.

	3/2009/0955/P
	First floor side extension over lounge to form bedroom
	The Old Spout House

Whinney Lane

Mellor
	G1, ENV3 and H17 – Detrimental impact upon the character of the building and upon the visual amenities of the area.


SECTION 106 APPLICATIONS 

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/1015/P
	Proposed concrete slurry pit
	Mylah Farm, Rimington


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2009/0932/P
	Application for a Lawful Development Certificate for a proposed side extension at ground floor to provide an en-suite
	15 Albany Drive

Copster Green


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2009/0374/P
	Construction of 2 retail units at ground floor and construction of 2 flats at first floor (live/work units)
	Central Garage, Manor Road Whalley


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2009/0196/P
	To professionally clean the war memorial in the Garden of Remembrance in Clitheroe Castle Grounds
	Garden of Remembrance

Clitheroe Castle, Castlegate

Clitheroe

	3/2009/0553/P
	Outline planning permission for the erection of 2No 3 bed two storey semi detached residential units
	Land north west of Police Station

Preston Road

Ribchester

	3/2009/0750/P
	Single storey mono pitched side extension and detached double garage and associated
	The Cottage, Lower Lane

Longridge

	3/2009/0783/P
	Demolition of existing buildings and construction of a replacement dwelling
	Rowan Cottage

Old Clitheroe Road, Dutton

	3/2009/0802/03/

04/05
	Phases 1-4 of a free range poultry building and mobile home for agricultural worker for a temporary period of three years
	Land off Ribchester Road

Dinckley

	3/2009/0891/P
	Increase width of existing internal single door to barn from corridor to 1800mm wide opening
	Roefield Leisure Centre

Edisford Road

Clitheroe 


APPEALS UPDATE

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

	3/2009/0463

Not yet determined
	26.8.09
	East Lancashire Developments Ltd

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

Land at

Greenacres/Tenny-son Avenue

Read
	WR
	_
	APPEAL DISMISSED 15.12.09

	3/2008/0674 & 0675

D
	27.8.09
	John Reilly Civil Engineering Ltd

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

The Stud Farm

Woodfold Park

Further Lane

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

	3/2009/0466

D
	10.9.09
	Mr John Bailey & Miss Kirsty Sellers

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

Dean Slack Head

Smalden Lane

Grindleton
	WR
	_
	AWAITING DECISION

	3/2009/0321

O
	16.9.09
	Mr Terry Griffiths

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

Unit 3

90 Berry Lane

Longridge
	WR
	_
	AWAITING DECISION

	3/2009/0079

D
	25.9.09
	Mrs Christine Verity

Proposed single storey garden room to front elevation

Holkers Cottage

Whins Lane

Read
	WR
	_
	Awaiting site visit

	3/2009/0383 & 0384

C
	8.10.09
	Individual Inns Ltd

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

The Spread Eagle Hotel

Sawley
	WR
	_
	Awaiting site visit

	3/2009/0352

D
	2.11.09
	Mr H Berry

Retention of agricultural workers dwelling and residential curtilage for temporary period of three years

Lower Monubent Farm

Hellifield Road

Bolton-by-Bowland
	_
	Hearing – to be held 23.2.10, commencing at 10am
	

	3/2009/0631

D
	5.11.09
	Mr & Mrs J Hayes

First floor extension to side of dwelling

Seedalls Barn

Easington Road

Cow Ark
	Househol-der Appeal
	_
	AWAITING DECISION


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2009/001/E
	EN
	Unauthorised building works and alterations to a listed building
	Mellor Lodge

Preston New Road

Mellor

	3/2009/028/E
	EN
	Erection of steel flue pipes/ducts
	Geno’s, 39 Berry Lane

Longridge


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn 

DECISION





INFORMATION
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