RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 15 AUGUST 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:

	3/2006/0185/P

(LBC)
	Stabilisation of rear wall foundation
	Mearley Cottage

Great Mearley, Mearley

	3/2006/0241/P

(LBC)
	Internal alterations
	St Mary’s Hall Preparatory School, Stonyhurst

	3/2006/0278/P

(LBC)
	Retrospective application for installation of 19 No. uPVC windows and 2 No. uPVC doors (LBC) 
	Hodder Bank, Hodder Court, Knowles Brow, Stonyhurst

	3/2006/0288/P
	Extensions and alterations
	Barracks Farm, Chipping Road, Chaigley

	3/2006/0344/P
	Proposed full conversion to residential use for barn (already existing extension into barn), demolition of lean-to piggery and adjacent building, build new conservatory and boiler room on existing building line, and remove tree to provide adequate drainage 
	High Head Farm

Tosside

	3/2006/0354/P
	Proposed two storey side extension and rear conservatory
	9 Buttermere Road

Longridge

	3/2006/0358/P
	An agricultural building approx. 12m x 15m for housing of livestock and associated equipment
	Moorstones Barn, Middle Knotts Farm, Knotts Lane, Tosside, Skipton, Yorkshire

	3/2006/0381/P
	Conversion and extension of redundant agricultural buildings to form two holiday cottages
	Corgill Farm, Holden

Bolton-by-Bowland

	3/2006/0385/P
	Two storey extension 
	31 Pendle Street West

Sabden

	3/2006/0420/P
	Two storey and single storey extension to front of dwelling with new porch (amended scheme)
	4 Pendleside Close

Sabden

	3/2006/0437/P
	External new generator and oil tank within fence enclosure (timber) and planting along perimeter
	Calderstones Hospital

Mitton Road

Whalley 

	3/2006/0438/P
	Extend kitchen and bedroom 
	The Bungalow

Queen Street, Clitheroe

	
	
	

	Plan No:
	Proposal:
	Location:

	3/2006/0449/P
	Demolition of existing store building and erection of single garage and canopy 
	11 Billsberry Cottages

Hurst Green

	3/2006/0452/P
	First floor extension to side of house erected over existing single storey extension and new single storey extension
	Spring Bank Cottage

Salesbury

	3/2006/0453/P
	Demolition of existing garage and erection of replacement garage at 
	36 Downham Road

Chatburn

	3/2006/0456/P
	Two storey side extension 
	Dene Farm

Hurst Green, Clitheroe

	3/2006/0459/P
	Double garage and adjoining shed/store 
	The Brambles

Pendle St East, Sabden

	3/2006/0460/P


	Proposed conservatory/garden room (Resubmission)
	10 Church Street

Ribchester

	3/2006/0461/P
	Raising roof to create additional bedroom, two en-suite and bathroom in the roof, including remodelling of house
	Meadowside, Preston Road

Alston, Longridge

	3/2006/0465/P
	Conservatory to side elevation
	35 Moorland Crescent

Clitheroe 

	3/2006/0469/P
	Erection of reclaimed timber stables on concrete hardstanding 
	Hillock Farm

Northcote Road, Langho

	3/2006/0470/P
	Orangery extension
	Cob House, Whitehall Lane Grindleton

	3/2006/0471/P
	Change of use from car sales/showroom to A1 (non food) retail use
	Units 1 and 2 Highfield Road

Clitheroe

	3/2006/0473/P
	First floor extension, extension to existing rear dormer and new dormer to front elevation, single storey rear extension, internal alterations, demolition of existing detached garage and erection of new detached garage in new location 
	16 Highfield Drive

Longridge

	3/2006/0476/P

(LBC)
	Proposed conservatory/garden room (Resubmission)
	10 Church Street

Ribchester

	3/2006/0477/P
	Rear extension to provide coffee lounge and additional storage areas including two new (external) fire escape stairs
	The Dog And Partridge Hotel, Hesketh Lane, Chipping

	3/2006/0478/P

(CDA)
	Shop signs 
	13 Berry Lane

Longridge

	3/2006/0479/P
	Erection of conservatory at rear of property
	10 Damson Close

Brockhall Village, Langho

	3/2006/0481/P
	Construction of Conservatory to rear of dwelling 
	6 Salthill View

Clitheroe

	3/2006/0483/P
	Single storey extension and conservatory
	4 Stirling Close, Clitheroe

	3/2006/0485/P
	Two storey extension to contain two bedrooms at first floor and utility, office, garage and car port at ground floor
	Meanley Farm

Easington Road

Slaidburn

	3/2006/0487/P
	Proposed single storey rear extension 
	154 Chatburn Road

Clitheroe 

	Plan No:
	Proposal:
	Location:

	3/2006/0489/P
	Alteration to dormer front and rear to form pitched roof.  Alteration to front elevation extension window to form French doors 
	17 Carlton Avenue

Simonstone

	3/2006/0490/P
	Erection of wide fronted Victoria style conservatory.  Resubmission 
	Lowfield Cottage

Kemple End

Stonyhurst

	3/2006/0491/P
	Erection of Edwardian style conservatory at front of property
	24 Talbot Close

Clitheroe 

	3/2006/0492/P
	Change of use from agricultural land to facilitate extension of residential curtilage and proposed double garage.  Resubmission
	1 Chapel Brow

Longridge

	3/2005/0493/P
	Erection of stable block consisting of 3 No stables and tack room with concrete hardstanding 
	Hollins Farm Barn

Clerk Hill Road

Sabden

	3/2006/0495/P
	Single storey extension 
	2 Whiteacre Lane

Barrow

	3/2006/0500/P
	Conservatory to rear
	17 Carter Fold, Mellor

	3/2006/0501/P
	Change to design of windows to main hall (ref. Previous approval 3/2004/0842)
	St Mary’s R C Church 

York Lane, Langho

	3/2006/0503/P
	Application to separate taxi booking office from takeaway by providing a second door on the front elevation 
	14 Whalley Road

Clitheroe

	3/2006/0504/P
	Timber shed for hobbies 
	Standstill Bungalow

Up Brooks

Clitheroe 

	3/2006/0505/P
	Single storey conservatory extension and change of use form garage to play room and store (Resubmission).
	Meanley Farm

Easington Road

Slaidburn

	3/2006/0511/P
	Construction of a roofed sheep handling building. Amendment to existing planning consent 3/2006/0165/P
	Proctor’s Farm

Woodhouse Lane

Slaidburn

	3/2006/0516/P
	Proposed double garage
	19-22 Blackburn Road

Ribchester

	3/2006/0517/P
	Cow cubicle house 
	Winkley Hall Farm

Stonyhurst, Clitheroe

	3/2006/0518/P
	Silage clamp for maize
	Winkley Hall Farm

Stonyhurst, Clitheroe

	3/2006/0524/P
	Small conservatory extension at rear of kitchen
	27 Higher Road

Longridge

	3/2006/0530/P
	Erection of four stables to replace derelict hen cabin
	New Barn Farm

Alston Lane, Longridge

	3/2006/0531/P

(LBC)
	Positioning of 381mm diameter Blue heritage plaque with white lettering on front elevation of building (One of a series of plaques being located within town) 
	38 Higher Road

Longridge

	
	
	

	Plan No:
	Proposal:
	Location:

	3/2006/0532/P
	Two storey side extension
	15 Mearley Syke

Clitheroe

	3/2006/0547/P
	Additional metal cladding to side elevation to match front elevation and new replacement PVCu windows 
	Mellor ATE

Branch Road, Mellor


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0247/P
	Proposed two storey side extension and rear garden room
	18 Redwood Drive Longridge
	The proposal by virtue of its design, scale and massing, is considered unsympathetic to the existing dwelling and would result in the loss of the visual gap between the application building and no. 20 Redwood Drive, and is therefore contrary to Policies G1, and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.



	3/2006/0254/P
	Single detached two bedroomed bungalow
	2 Chapel Hill

Longridge
	Over intensive form of development contrary to Policy G1.

	3/2006/0289/P
	Indoor and outdoor caravan store, plus new driveway and store, plus new driveway plus shower block plus pitches for 5 touring caravans
	Barracks Farm, Chipping Road, Chaigley
	Policies G1, G5, G8, ENV1, RT1, RT3, RT6, Policy 5 and Policy 20 Joint Lancashire Structure Plan – detrimental to highway safety, adverse visual impact on aonb, unsustainability of location.



	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0432/P

and

3/2006/0433/P
(LBC)
	Demolish and remove existing glass conservatory and replace with traditional glass/timber orangery with painted joinery to agreed colour
	Dove Syke Farm 

Eaves Hall Lane

West Bradford
	The proposal would have a detrimental impact upon the character and setting of the listed building because of its size and the obscuring of front elevation detailing.  This would be contrary to Policies ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	3/2006/0457/P
	Single storey extension for sun-lounge and games room 
	Little Monubent Farm

Hellifield Road

Bolton-by-Bowland
	G1, ENV1, H10, H18, SPG ‘Extensions and Alterations to Dwellings’ – overlarge extension to an already extended dwelling, and contributes to the complexity and massing of the building and result in loss of original character.  Would set a dangerous precedent for the acceptance of other similar unsympathetic proposals.

	3/2006/0467/P

(LBC) AND

3/2006/0468/P

(AC)

continued…\
	Erection of wall mounted glass fronted property display unit
	Purple Willow

21 Church Street 

Clitheroe
	The proposal would be harmful to the character and setting of listed buildings in the vicinity and the character and appearance of Clitheroe Conservation  area

because of its undue 

and distracting

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	continuation ..
	
	
	prominence.  This is contrary to Policies ENV19, ENV16 and S14 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001/2016.

	3/2006/0482/P
	Erection of general purpose agricultural building for livestock, machinery and hay and straw storage at land
	Lees House Farm

Whitewell Road

Cow Ark.
	Policies G1, G5, ENV1 and SPG “Agricultural Buildings and Roads”– Isolated and inappropriate siting and adverse visual impact on Area of Outstanding Natural Beauty. 



	3/2006/0484/P
	Dormer extension to rear elevation
	Ravenswing Barn

Further Lane

Mellor
	G1, ENV4, H17, H18 – detrimental to original character of building and visual amenity of the area.



	3/2006/0491/P
	Erection of Edwardian style conservatory at front of property
	24 Talbot Close

Clitheroe
	Visual impact on the street scene, contrary to Policies G1, H10 and Policy SPG – “Extensions and Alterations to Dwellings”. The proposal would form an incongruous feature within the frontage of the houses.



	3/2006/0528/P

(LBC)

continued..\
	Application of rough cast render to west gable of property – 18th Century with 19th Century alterations to prevent damp penetration through solid masonry wall 
	Roefield

Edisford Road

Clitheroe
	The works are detrimental to the character and setting of the listed building because of the harm to building appearance through the covering of gable 

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	continuation..\
	
	
	stone walling, and the potential harm to historic fabric through the use of a render of modern composition and materials



	3/2006/0536/P
	Internally illuminated freestanding id sign
	McDonalds Restaurant, Ribble Valley Enterprise Park, A59, Clitheroe By-Pass, Clitheroe
	G1, ENV3, RT7 – Detrimental to highway safety and visual amenity.



	3/2006/0543/P
	Construction of double glazed porch over side entrance to house
	13 Ribchester Road

Wilpshire
	The proposal has significant detrimental impact on visual amenity and the street scene, contrary to polices G1, H10 and SPG “Extensions and Alterations to Dwellings”.




APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2006/0569/P
	Multi purpose class room extension and associated roof void store
	Chipping Brabins Primary School, Longridge Road

Chipping


APPEALS UPDATE

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

	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
	

	Application No:
	Date Received:
	Applicant/Proposal/

Site:
	Type of Appeal:
	Date of Inquiry/Hearing:
	Progress:

	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
	-
	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
	-
	Site visit 14.8.06



	3/2005/1052

D
	24.5.06
	Mr Atif Niaz Yusuf

Balcony to rear of dwelling (Retrospective application)

156 Whalley Road

Wilpshire
	WR
	-
	Site visit 16.8.06

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

	
	
	
	
	
	

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

	3/2006/0135

D
	26.5.06
	Mr G Gordon

Use of dwelling as offices

144 Woone Lane

Clitheroe
	WR
	-
	Awaiting site visit

	3/2006/0142

D
	31.5.06
	Enrico A Coulston

First floor side extension

24 Moorland Crescent

Clitheroe
	WR
	-
	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
	-
	Site visit 15.8.06 



	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
	-
	RVBC statement sent

Awaiting site visit


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

A.
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL:

APPLICATION NO: 3/2006/0413/P
(GRID REF: SD 7425 4131)

PROPOSED PRIVATE HIRE TAXI BASE ABOVE INDIAN GARDEN RESTAURANT, WHALLEY ROAD, CLITHEROE

	TOWN COUNCIL:
	Objects to the application on the grounds that the proposed change of use will be detrimental to local residents in view of noise disturbance from the operation of a taxi business.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections to this small scale use subject to you securing off-street parking for all vehicles used in connection with the business.  As submitted the applicant has not shown any parking within his control.



	NEARBY RESIDENTS:
	Two letters and a petition of three signatures has been received.  The main concerns raised are:

1.
Noise disturbance and congestion of vehicles.

2.
Loss of affordable housing.

3.
There are already enough taxi offices in Clitheroe.

4.
Highway safety and pedestrian safety concerns – due to 
the fact that the entrance to Giles Street being too 
narrow and egress to Whalley Road being a main 
thoroughfare.

5.
Lack of car parking in the area.


Proposal

This application details a change of use of the upper floor over the restaurant to create a private hire taxi base.  The application forms state that two drivers would be employed, one of whom would operate from 6am to 6pm and park at the town centre taxi rank and the other will operate between 6pm and midnight and will park in the rear yard area.  On the location plan the application site boundary has been amended to include this rear yard area.

Site Location

The Indian Garden Restaurant is on the east side of Whalley Road at the junction with Greenacre Street.  The Royal British Legion Club occupies the building attached to the south and there is a Council car park immediately to the north.

Relevant History

3/84/0474 – Proposed extension of existing restaurant by the change of use of the adjoining property No 37/39 Whalley Road, Clitheroe.  Approved with conditions 4 December 1984.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the affects on nearby residential amenity and matters of highway safety.

Given that only one of the two drivers would be operating from the site at any one time, I consider that noise disturbance to neighbouring properties as a result of this proposed change of use would not be significant, particularly as there are already several commercial uses in the area including the restaurant at ground floor level.

The County Surveyor has raised no objections subject to there being off-street parking provided. The applicant has stated in his covering letter that the yard at the rear of the restaurant (and shown within the application site) can be used for parking the private hire vehicle.  On the basis of this information, there should be no on-street parking.

In summary, I consider that this small scale business operation can be carried out from the building without adversely affecting the amenities of the area or highway safety.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact 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 location plan received on the 10 July 2006. 


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

2.
This permission shall relate to the operation of a maximum of two vehicles.


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

3.
The yard area to the rear of 35 Whalley Road, Clitheroe outlined in red on the amended location plan shall be permanently available for the parking of the private hire vehicle in connection with the private hire business hereby approved.


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

APPLICATION NO:
3/2006/0430/P
(GRID REF: SD 7352 3641)

PROPOSED DEMOLITION OF EXISTING GARAGE AND ERECTION OF NEW TWO STOREY OFFICE AND STORE AT OVERBROOK HOUSE, 14 BROOKES LANE, WHALLEY

	PARISH COUNCIL:
	No objections but concerns over type of business and possible increase in traffic.  

	
	
	

	ENVIRONMENT

AGENCY:
	No objection in principle to the proposed development but wish to make the following comments.



	
	Any works to the watercourses within or adjacent to the site which involve in-filling, diversion, culverting or which may otherwise restrict flow, require our prior formal consent under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent, without full mitigation for loss of floor storage and habitats.



	NEARBY RESIDENTS:
	One letter of objection has been received in which the following concerns are expressed. 



	
	1.
	Brookes Lane is a quiet residential area and the additional traffic caused by an office would not be welcome.



	
	2.
	The proposal would have an adverse effect on the future value of neighbouring properties.



	
	3.
	Access in and out of the Lane is already difficult.



	
	4.
	Privacy and views could be compromised by this additional building.


Proposal

Planning permission is sought for the demolition of the existing detached garage and its replacement by a two storey building providing store and shower room at ground floor level and office at first floor level.  The maximum dimensions of the proposed building are approximately 7.3m x 4m x 6.5m to the apex of the roof.  Materials used would consist of render finished walls with a red concrete tiled roof.  

The agent for the applicant has confirmed, in writing, that the office would be solely for the use of the applicant as ancillary residential accommodation and no employees or visitors to the building are proposed within this application.

Site Location

The site of the proposed building is approximately 20m to the north of the dwelling and immediately adjacent to a brook.  There are neighbouring properties to both sides and at the rear, however, as the property is set within a generous plot, these are all a comfortable distance away from the proposed building. 

Relevant History

3/94/0081 – Two storey extension.  Approved with conditions 6 April 1994.

Relevant Policies

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

Both the Parish Council and the nearby resident have raised a concern about the type of business to be accommodated within the office and the likely effects of this on residential amenity.  The agent has confirmed that the office will be used purely by the applicant, with no employees or customers visiting the site, and I therefore consider the principle of the proposal to be acceptable.  From informal discussion with the County Surveyor, there are no highway objections given the non-commercial nature of the proposal.

The nature of the site is such that any effects on residential amenity would be minimal.  There is substantial tree cover to most sides which would screen the proposed building from the view of neighbours and from Brookes Lane.  The building would, however, be clearly visible from the direction of 16 Brookes Lane although that property is approximately 30m distant and would not, therefore, be significantly affected.

The site is immediately adjacent to a brook and I would suggest that any implications for the brook as a result of the construction of the proposal would be within the remit of the Environment Agency rather than the Local Planning Authority.  

In conclusion, I consider that the impact on residential and visual amenity would not be significantly adverse, and subject to appropriate conditions, I recommend favourably.

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


The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


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

2.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with recommendations of the Bat Survey and Report submitted with the application and dated 25 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.

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


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

4.
The proposed development shall only be occupied as office accommodation in conjunction with the property to which it is attached or related to and in no event whatsoever, shall it be used as separate office accommodation or shall there be business related visitors to the office.


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

NOTES

1.
Any works to the watercourses within or adjacent to the site which involve in-filling, diversion, culverting or which may otherwise restrict flow, require the Environment Agency’s prior formal consent under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent without full mitigation for loss of floor storage and habitats.

APPLICATION NO:
3/2006/0441/P
(GRID REF: SD 7669 4441)

PROPOSED CONVERSION OF BARN TO FORM DWELLING AND NEW GARAGE AT CHAPEL LAITHE, RIBBLE LANE, CHATBURN

	PARISH COUNCIL:
	The Parish Council makes the following observations:



	
	1.
	The area to be tidied and made secure prior to development.



	
	2.
	The development must be started and completed within a stipulated date.



	
	3.
	The property must be boarded up and made secure during the development.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no highway observations to make on this application.  

	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGIST):
	In view of the fire damage and works to the building which have already been carried out, no archaeological recording work is necessary.

	
	
	

	ENVIRONMENT AGENCY:
	Having considered the flood risk assessment submitted with the application, and the amended plans (which address concerns which the Agency had previously raised) the Agency has no objections to the proposal subject to the imposition of a condition and a number of informatives.  

	
	
	

	NEARBY RESIDENTS:
	A letter has been received from a resident on the opposite side of Ribble Lane who totally disagrees with the siting of the proposed garage at the side of the existing garage at Shaw Barn, as it will block his/her view.  


Proposal

In 1987 and 1989 outline and full planning permissions were granted for the conversion of the barn at this site into a dwelling with an integral garage (3/87/0664/P and 3/89/0071/P).  Works were commenced on the approved conversion scheme within the statutory five year period.  Significant works in the form of numerous new door and window openings were carried out before the building was seriously damaged by fire.  Works then ceased and the building has remained in a part converted condition ever since.  In view of the works which were carried out, however, the permission remains extant, such that the conversion works could be completed in accordance with that permission at any time without the need for any further planning permission.  

Permission is now sought for an alternative scheme of development.  It is now proposed that the whole of the barn be converted into living accommodation (ie the previously approved integral garage has been deleted).  Two full length arched windows (similar to the barn door opening) would replace the previously approved double garage doors.  Other than this, there would be minimal alterations to the previously approved fenestration details.  

To replace the integral garage, it is now proposed that a detached double garage be erected on the western section of the ‘L’ shaped site between Chatburn Brook and Ribble Lane.  The garage would measure 6.9m x 7.9m and would have an eaves height of 2.5m and a ridge height of 4.9m.  It would be sited 8m away from the top of the bank of Chatburn Brook (to satisfy the requirements of the Environment Agency) but this would still leave a distance of 13m between the garage and the site boundary to Ribble Lane.  The garage would be of local stone construction with a slate roof.  

The final element of the proposal is a timber footbridge across Chatburn Brook, the precise design of which has been the subject of discussions and negotiations with the Environment Agency.  

Site Location

The application relates to a former barn which stands on a ‘L’ shaped plot of land on the east side of Ribble Lane, Chatburn.  The plot is divided into two parts by Chatburn Brook.  An existing barn conversion dwelling known as Shaw House is, effectively, enclosed by the two parts of the ‘L’ shaped application site.  Otherwise, the site is bounded to the north, east and south by open fields.  There are semi-detached houses, on slightly higher ground, on the opposite side of Ribble Lane to the west of the site.  

In the Local Plan the site is outside the settlement boundary of Chatburn within an area at risk from flooding.

Relevant History

3/87/0646/P – Conversion of barn into dwelling with integral garage.  Approved subject to the submission of a further application comprising the details of the conversion scheme.

3/89/0071/P – Conversion of barn into dwelling with integral garage.  Reserved matters  Approved.

3/2006/0163/P – Double garage and footbridge over Chatburn Brook.  Withdrawn by applicant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location. 

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Environmental, AONB, Human Rights and Other Issues

The principle of this development is not in question because of the extant planning permission.  The only considerations to be made in the determination of this application therefore relate to matters of detail.   

With regards to the conversion of the barn itself, I consider the amended fenestration details (which arise, principally, out of the deletion of the integral garage) would result in an improved external appearance for the building compared to the extant permission.

The detached garage will be of stone and slate construction similar to the existing detached garage at the adjoining conversion property, Shaw Barn, and would not be sited too close to the site frontage to Ribble Lane.  I therefore consider the garage to be acceptable from the point of view of visual amenity.  

An objection to the garage has been received from a resident on the opposite side of Ribble Lane on the grounds of loss of a view.  As Members are aware, this does not represent a valid reason for refusal of a planning application.  In any event, the nearby dwelling in question actually faces Shaw Barn and not the application site; is approximately 50m away from the proposed garage; and is on higher ground.  Any effects of the garage on the view from that dwelling would therefore, in any event, be minimal.  

The precise siting of the garage, and design of the footbridge have been amended to satisfy the requirements of the Environment Agency.  A flood risk assessment has also been submitted with the application, which is also to the satisfaction of the Environment Agency.  As amended, the proposal therefore satisfies the requirements of Policy G7 of the Local Plan which relates to developments in areas at risk from flooding.  

This application gives the Council the opportunity to impose numerous ‘standard’ conditions which are now imposed on barn conversion permissions as a matter of course, but which were not imposed on the extant planning permission when it was granted in 1989.  The extant planning permission was also not the subject of a structural survey.  The building appears to be structurally sound, however, and no rebuilding works are proposed in this current application.  The opportunity can be taken, however, to impose a condition which states that no rebuilding works shall be carried out without the prior written permission of the Local Planning Authority.  With regards to the comments of the Parish Council, I consider that a condition could legitimately be imposed to require the conversion works to be carried out in a secure and tidy manner.  I do not, however, consider it to be reasonable to impose a condition which stipulates start and finish dates for the development (other than the standard three year ‘commencement’ condition).  

Overall, subject to the imposition of appropriate conditions, I consider that the implementation of the scheme now proposed would be a better conversion with improved effects upon visual amenity than what would result from the completion of the works in accordance with the extant planning permission.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no detrimental effects on the appearance of the building itself or the locality in general, nor would there be any significant harmful effects upon either highway safety or the amenities of any nearby residents.  

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.

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, 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.

3.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any Order revoking or re-enacting that Order) any future 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.

4.
No works can begin until a survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature Species Protection Officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or any other protected species, and the survey results passed to English Nature and the Local Planning Authority.


If such use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.


REASON: To comply with Policies G1, ENV7 and H16 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

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


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

6.
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.

7.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved in writing 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, and to comply with Policies G1, G7 and G8 of the Ribble Valley Districtwide Local Plan.

8.
No demolition and rebuilding works shall be carried out unless written permission for such works has first been granted by the Local Planning Authority.  


REASON: For the avoidance of doubt as the permission relates to the conversion of the building (rather than its demolition and rebuilding) and to comply with Policy H16 of the Ribble Valley Districtwide Local Plan.

9.
Prior to the first use of the barn for residential purposes, the access into the site and the parking/turning facilities shall all be formed to the satisfaction of the Local Planning Authority in accordance with the submitted plans.  Thereafter, these facilities shall be retained in perpetuity clear of any obstruction to their designated purpose.


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

10.
From the time of the first residential use of the barn, there shall, in perpetuity, be no obstructions (ie walls, fences or hedges) more than 1m high within 2m of the nearside carriageway edge of Ribble Lane.


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

11.
Prior to the commencement of development, details of any site compounds, security measures and general working practices during construction works shall be submitted to and approved in writing by the Local Planning Authority.  The development shall not be carried out otherwise than in accordance with the approved details.


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

NOTES

1.
Chatburn Brook adjoining the site is designated a main river and is therefore subject to Bye-laws.  This means that the bridge and any other development (including trees or shrubs, fences, buildings, pipelines or any other structure) erected within 8m of the top of the bank/retaining wall of the watercourse needs the prior written consent of the Environment Agency.  

2.
A separate consent is required from the Environment Agency under the terms of the Water Resources Act 1991 for any proposed sewage or trade effluent discharge to a watercourse other than controlled waters (which include rivers, streams, groundwater, reservoirs, estuaries and coastal waters), and maybe required to discharge to a soakaway.  If the effluent discharged to ground is 2 cubic metres less in any 24 hour period then a consent is not required providing the discharge is from a private dwelling, is not within 50m of a private water supply well or borehole or is within Groundwater Protection Zone 1. 

3.
The comments of the Environment Agency on private drainage systems are made on the understanding that no public foul sewer is available to serve the development.  

APPLICATION NO:
3/2006/0458/P
(GRID REF: SD 6513 3076)

PROPOSED DEMOLITION OF GARAGE AND OUT-BUILDINGS.  NEW TWO STOREY SIDE AND SINGLE STOREY REAR EXTENSIONS AT 1 ST MARY’S GARDENS, MELLOR

	PARISH COUNCIL:
	Objects on the grounds of 

1. 
Over development 

2. 
The proposed raised ridge line is not in-keeping.

3. 
With a previous extension at No 3 St Mary’s Gardens, No 2 will be boxed in.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received with the main concerns summarised as follows.



	
	1.
	The increased ridge height and overall mass of the extensions totally dominates the original building and are completely out of proportion.



	
	2.
	The proposal is at odds with the Council's recommended design principles.



	
	3.
	Concerned about loss of the existing garage and parking area.



	
	4.
	Loss of view of the church yard from the neighbour’s property.


Proposal

This planning application details a two storey side extension and a single storey rear extension.  The maximum dimensions of the two storey extension are approximately 7.7m x 3.5m x 4.8m to eaves and 7.1m to the ridge.  The rear extension has maximum dimensions of approximately 5.5m x 3m x 3.5m to the pitch.  The single storey extension would adjoin the boundary with No 2 St Mary’s Gardens.  Both extensions would be render finished with a tiled roof.

Site Location

The property is an end terraced dwelling facing St Mary’s Church to the north.  The gable end faces the rear of properties on Church Lane to the west.

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 main issues to consider are the visual impact on the appearance of the area and any effects on nearby residential amenity.

The plans have been revised so that the ridge height of the two storey extension is set at the same level as the original roof of the property, rather than above it as originally submitted. 

The design of both proposals is considered sympathetic to the existing and as the property is at the end of the row, no terracing effect would result from the two storey side extension.

The two storey extension has no windows in the side elevation at first floor level facing the neighbouring properties on Church Lane so direct overlooking to neighbours would not occur.

Loss of light to neighbouring properties from the two storey extension would not be significant due to the distance from the neighbours.  The rear single storey extension would have some impact on No 2 St Mary’s Gardens as it will adjoin the boundary.  However, this proposal complies with the BRE 45o methodology on loss of light.  Planning permission was granted for a single storey rear extension at No 3 St Mary’s Gardens, which extends 7.6m to the rear in comparison to this proposal, which extends only 3m to the rear.

I note the concerns of the Parish Council but consider that the proposals comply with the relevant planning policies. 

In summary, I am satisfied with the scheme as amended 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 17 July 2006.


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

2.
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 10 June 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:
3/2006/0494/P
(GRID REF: SD 7149 5229)

PROPOSED CHANGE OF USE FROM LIGHT INDUSTRIAL TO BEAUTY SALON WITH ASSOCIATED RETAIL SALES AT UNIT 2, POORSLAND BARN, SLAIDBURN

	PARISH COUNCIL:
	No objections provided that the retail sales are restricted by condition to sales which are ancillary to the main business of beauty and holistic therapies.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no highway observations to make on this application.  

	
	
	

	NEARBY RESIDENTS:
	Two letters have been received from local residents who both object to the retail sales aspect of the proposal because the original conversion was granted on the basis that the building would not be used for retail purposes, and such use would be harmful to other shops in the village and detrimental to highway safety.


Proposal

The application seeks planning permission for a change of use of one of the ground floor units at Poorsland Barn from light industrial to beauty salon with associated retail sales.  There are no proposed external alterations to the building.

Site Location

Poorsland Barn is a former agricultural building which has relatively recently been converted and extended to provide light industrial and office accommodation.  It is located just outside the Settlement Boundary of Slaidburn on the southern side of the River Hodder.  

Relevant History

3/01/0196/P – Conversion of existing barn into mixed use small-scale office and workshop.  Approved.

3/02/0834/P – Conversion of barn into a group of mixed use small office workshops.  Approved with conditions.

3/04/0169/P – Modification of condition No 17 to allow unrestricted hours of use.  Refused.

3/04/0449/P – Modification of hours of use condition No 17.  Approved.

3/04/0564/P – Change of use of unit 3 from light industrial to retail (hairdressers).  Approved. 

3/05/0468/P – Change of use of unit 4 from light industrial office to reiki therapy and fancy dress costume hire.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP9 - Conversions for Employment Uses.

Environmental, AONB, Human Rights and Other Issues

Permission has previously been granted, subject to appropriate restrictive conditions, for the use of units 3 and 4 for purposes involving an element of retail use.  This current application seeks planning permission for the use of unit 2 as a beauty saloon with associated retail sales.  In response to concerns about the retail element of the proposal which were initially expressed by the Parish Council, the applicant has stated the following in writing:

“It is confirmed that any retails sales would be purely ancillary to the main services to be provided by the  business, ie beauty and holistic therapies, and it is anticipated that such sales will be minimal in volume.  It is not intended that this business be run as a “shop”.  Any such sales will not, in any way, conflict with the interests of any of the local businesses.”

 The applicant has also informed the case officer orally that, if the Committee is unable to agree to any ancillary retail sales, she would accept a permission subject to a condition prohibiting any retail sales.  Following consideration of the applicant’s comments, the Parish Council has no objections to ancillary retail sales provided that this is ensured by an appropriate condition.

With regards to concerns expressed by local residents about traffic movements, the applicant has stated that “as the business will be run strictly on a appointment basis, and I will be the only therapist in attendance, clients will visit one at a time”.  In respect of this particular issue, the County Surveyor has not expressed any objections to the proposal on highway safety grounds.  

The hours of use condition applicable to the whole building authorises the use of the units between the hours 0700 and 1900 hours on any day.  The specific permission for Unit 4 restricts its use to between the hours of 0900 and 2100 Mondays to Saturdays with no operation on Sundays or Bank Holidays.  This current applicant has stated that hours of 0900 – 2000 Monday to Friday and 0900 – 1300 on Saturdays would be acceptable.


Subject to appropriate conditions concerning the ancillary nature of any retail sales and the hours of use, and in view of the permissions already granted in respect of Units 3 and 4, I can see no sustainable reasons for refusal of this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon visual amenity, the amenity of any nearby residents or highway safety.  

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

1.
This permission shall inure for the benefit of Susan Lesley Hulme only, and the unit shall be used as a beauty saloon with ancillary sales of beauty products only, and shall not be used for any other purposes including any uses falling within Class A1 of the Town and Country Planning Use Classes Order 1972 as amended.


REASON:  This permission is granted for a specific use and it is considered that other uses in the same use class may give rise to adverse effects on the locality contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The use of the unit in accordance with this permission shall be restricted to the hours between 0900 and 2000 hours Monday to Friday and 0900 to 1300 hours on Saturdays with no operation on Sundays or Bank Holidays. 


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan as the use of the unit outside these hours could prove injurious to the character of the area and/or the amenities of nearby residents.

APPLICATION NO:
3/2006/0498/P 
(GRID REF: SD 359809 436188)

PROPOSED Demolition of existing attached garage and the erection of two storeys side extension including new attached garage and internal alterations at 1 Buttermere Road, Longridge
	PARISH COUNCIL:
	Longridge Town Council – The Parish Council has no objections to the proposed application, however they have suggested that matching materials are used in construction, and ask that work on the development be restricted to reasonable hours to avoid nuisance to neighbours.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received from the neighbours to the rear at No. 4 Ennerdale Road. The following comments have been made:



	
	· The Council has already passed, which has since been built, development at no’s 1, 3 and 5 Ennerdale Road, making them look like a row of terraced houses;

and

· The proposed development will restrict the level of natural sunlight to the rear of their house.


Proposal

To demolish the existing attached garage, and erect a two storey side extension, creating a new attached garage with a utility room and toilet to the rear at ground floor level, and a new bedroom with en-suite at first floor level. The proposal will follow through from the existing roofline

Site Location

Located between residential properties, and within the settlement boundary of Longridge as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

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 first issue relates to the possible affect the proposed side extension may have on the residential amenity of the adjoining and nearby neighbours. The objector notes that the proposed extension will cause a significant loss of natural light to the rear of their property. The objector lives to the north east of the applicant house at no. 4 Ennerdale Road, which is approx. 25 metres away, and as such I do not consider that the proposed development will cause a significant loss of light to the adjacent dwellings, and will therefore not be of significant detriment to the enjoyment or residential amenity of the occupiers of the nearby dwellings.

The second issue raised is with regards to the impact on the street scene the proposed extension may have. 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. Whilst this is not in line with the Supplementary Planning Guidance notes, it is considered that as;

· this is an end, semi-detached bungalow,

· the proposed extension follows the roofline of the existing dwelling,

· the proposed extension does not dominate the original dwelling, and that

· the design of the proposed side extension blends in with the original form and character of the existing dwelling.

The proposal is acceptable, and will have no significant affect on the street scene or on the residential amenity of the adjacent neighbours either.

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 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 new bathroom window at first floor on the rear 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”.

4.
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 27th of June 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:
3/2006/0514/P
(GRID REF: SD 7042 3512)

PROPOSED ERECTION OF BUILDING FOR THE STABLING OF 12 HORSES ASSOCIATED FEED STORAGE, OUTDOOR MÉNAGE AND COVERED MIDDEN AT LAND OFF NORTHCOTE ROAD, LANGHO

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



	
	1.
	This area of the Parish has been increasingly dominated by large equestrian centres, this looks like another major commercial enterprise.



	
	2.
	There has already been one similar application accepted on the opposite side of the road and the Parish Council feel that another equestrian centre would dominate the landscape despite the screening suggested.



	
	3.
	We would like you to note that permission has been refused in the past for Langho Football Club to have modest increase in the size of their changing facilities and pavilion on land adjacent to the site of this application.



	
	4.
	The Council also have concerns regarding the use of lighting in the future and the added dangers of horses on the highway.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The development of a riding centre along Northcote Road has already been approved 3/01/0565 and I can confirm that the principle of this private stabling development is acceptable within the revised access location and the removal of roadside shrubbery/hedges to achieve 2.4m x 120m clear sight lines.  Please impose appropriate conditions to secure the private non-commercial use and the construction of the access and sight lines as indicated on the submitted plan MA/01DWG01C prior to any building works commencing with 6m junction radii and 4.5m wide track.  The plan is drawn to the scale of 1:500 not 1:100 as indicated on the plan.  Any gates erected should be located 6m minimum back from Northcote Road and the track up to this position shall be surfaced in tarmac or similar approved sealed surfacing materials.  Contiguous to the formation of a new access, any existing accesses to Northcote Road shall be permanently closed and the kerb/footway reinstated at full height.

	
	
	

	NEARBY RESIDENTS:
	No comments received.


Proposal

Consent is sought for a stable and outdoor ménage for private use.  The stable building would have overall approximate dimensions of 28.2m x 13.7m x 6m to the apex of its pitch constructed of blockwork plinth with dark green profile sheeting to upper walls and roof.  It would be set 30m to the west of Northcote Road with a new vehicular access and track provided.  A covered midden would be set to the west of the stables measuring some 6m x 6m x 3m in height and again being constructed of block and corrugated sheeting.  The ménage would measure approximately 25m x 65m and be bounded by 1.2m high post and rail fence some 160m to the south west of Northcote Road.  

Site Location

The site lies outside any defined settlement limit within land designate open countryside to the west off Northcote Road.  The stables would be positioned to the rear of an existing sports pavilion.  

Relevant History

3/06/0245/P – Erection of building for stabling of 12 horses and associated feed storage and outdoor ménage.  Refused 11 May 2006.

3/03/0644/P – Erection of loose box and pigeon loft and fence.  Refused 16 September 2003.

3/01/0622/P – Golf driving range.  Refused 3 April 2001.

3/94/0526/P – Sports pavilion and change of use from agricultural land to recreational use.  Withdrawn.

3/92/0609/P – Sports pavilion and change of use from agricultural land to recreational use.  Refused 11 November 1993.

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

Matters for consideration are the principle of use and its potential impact on visual amenity and highway safety.  

Policy RT16 of the Plan is generally supportive of development involving the riding or keeping of horses unless it would materially worsen the impact on the landscape or traffic safety.  Policy G5 allows for small scale developments appropriate to a rural area but RT16 does not have the requirement for such developments to be small scale.  Thus in principle, the use is acceptable subject to its visual impact and effect on highway safety.  The County Surveyor is satisfied that the access arrangements are acceptable subject to the imposition of conditions and thus in highway terms, the scheme is acceptable.

With regard to the visual impact of the works, the stable has been set to back on to the existing pavilion building on the adjoining site and thus not be seen in isolation.  This would, I believe, assist in integrating into the wider area.  The scheme is for private stabling and would not be a commercial enterprise.  The Parish have referred to a previous approval for equestrian use on the opposite side of the road and comment another centre would dominate the landscape.  The scheme here is less intensive than that one with the only built form being the stables (designed to look like an agricultural building) and covered midden.  A scheme of planting is shown which will assist in integrating these buildings into the wider area.  With regard to the ménage, the plans do not show any lighting and if Committee were minded to approve the application, conditions can be imposed to restrict both the use of the ménage and any future lighting, ie if lighting was required at some future date, this would need to be subject of a further planning application with the Parish Council given opportunity to comment at that stage.

Therefore, having given very careful consideration to the above, I am of the opinion that the scheme would not prove significantly detrimental to the visual amenities of the area and thus accord with the requirements of Policy RT16 of the Plan.

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.
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.

2.
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.

3.
Prior to commencement of any building works, the access and sight lines as indicated on the submitted plan MA/01DWG01C with 6m junction radii and a 4.5m wide track shall be provided and made available for use.  Contiguous to the formation of this access any existing accesses on to Northcote Road shall be permanently closed and kerb/footway reinstated at full height to the written satisfaction of the Local Planning Authority.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in order that a satisfactory access is provided to the site prior to the commencement of any development.

4.
Any gates erected at the access shall be positioned a minimum of 6m back from Northcote Road and the track up to this position shall be surfaced in tarmac or similar approved sealed surface materials before the access is used for vehicular purposes.


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.

5.
The proposed stables 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 as provided for within Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
The use of the ménage shall be strictly in association with the stables hereby approved.  It shall not be used for competitive events or for the exercising or training or 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.

7.
This permission shall not inure for the benefit of the land but shall operate for the benefit of the applicant and his family only.  The stables and ménage shall not be used other than by the named persons and shall in no case be used as separate DIY stabling.


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

8.
The ménage hereby approved shall not be floodlit or illuminated in any way.


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

9.
 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.

APPLICATION NO: 3/2006/0515/P
(GRID REF: SD 7414 4259)

PROPOSED FIRST FLOOR EXTENSION OVER EXISTING GARAGE TO CREATE ADDITIONAL BEDROOM/EN SUITE AND NEW PORCH ENCLOSURE TO THE GROUND FLOOR AT 4 DUN CROFT CLOSE, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received.  The neighbours at Field View, Ribblesdale Avenue are concerned that the proposed extension will result in loss of light and loss of privacy to their property and have an overbearing impact due to massing of the proposal.


Proposal

Planning permission is sought for a first floor extension over the existing garage to the side.  The footprint of the garage is approximately 5. 4m x 7.1m.  The ridge height of the proposed extension is the same as the main roof – approximately 7.3m.  Bricks and tiles used would match the existing property. The new accommodation would comprise of en suite bedroom and dressing room with windows to both the front and rear elevations.  

It is also proposed to infill the existing open sided porch to the front elevation.

Site Location

A detached dwelling of mid 1990s construction situated on Dun Croft Close.  There are neighbouring dwellings to the extension side on Ribbledale View, to the rear on Hippings Way and on the opposite side of the cul-de-sac.

Relevant History

None applicable.

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 main issues to consider are the impact on both visual and residential amenity.

The design of the extension replicates the existing gable to the other side of the front elevation.  I consider that the scale of the proposal is acceptable and that it is subservient having regard to the existing property.  There is no uniformity of the street scene as most other properties on the cul-de-sac are of different design.

One of the neighbours to the extension side is concerned about loss of privacy and loss of light.  Their property is approximately 28m away at the nearest point and I therefore consider that loss of light to this neighbour would not be significant particularly as the extension will be seen against the backdrop of the existing building.  The BRE 450 rule is not applicable in this instance due to the orientation of the two properties.  Overlooking to the neighbour from the new first floor windows would be indirect and at a distance of 28m at the nearest point.  Other neighbouring properties are also considered sufficiently far away from the proposal.

No objections have been raised to the porch infill and, in my view, this would have very little impact on the appearance of the area or on residential amenity.

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.
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 14 June 2006.


REASON: To comply with Policies G1, ENV7 and H16 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

APPLICATION NO:  3/2006/0537/P   

(GRID REF: SD 374134 440749)

PROPOSED 
Side and rear extension, loft conversion with window in gable and balustraded sun terrace to first floor rear elevation (re-submission) at Limefield, Littlemoor, Clitheroe, 
	PARISH COUNCIL:
	Despite the amendments made to the application, the letters from neighbours and the proposed conditions relating to the screen planting, the Town Council considers the long term retention of the screen planting cannot be guaranteed and therefore there would still be a loss of privacy to neighbours.

	
	
	

	NEARBY RESIDENTS:
	No letters have been received.


Proposal

The proposal is for a side and rear extension to the existing dwelling, which will increase the size of the garage, kitchen and sitting room, and a conversion to the loft, which will create an additional bedroom with en-suite at first floor level and a balustraded, balcony area to over the rear extension.
Site Location

The application relates to a brick built, detached bungalow within the residential settlement of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/0282 - Side and rear extension, loft conversion with window in gable and balustraded sun terrace to first floor rear elevation – 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 application relates to a brick built, detached bungalow within the residential settlement of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The proposal is for a side and rear extension to the existing dwelling, which will increase the size of the garage, kitchen and sitting room, and a conversion to the loft, which will create an additional bedroom with en-suite at first floor level, and a balustraded, balcony area over the rear single storey extension.

The previously refused application showed a balcony area covering the complete single storey rear extension, with no increased planting on the edge of the site boundaries, and as such whilst in some locations this sort of proposal may be considered to be acceptable, due to the close proximity of the dwelling to the adjacent neighbouring dwellings and a minimal amount of boundary screening, it was considered that this particular proposal would have had a significant effect on the residential amenity of the occupiers of the neighbouring dwelling.

However, on this re-submitted application, the applicant has reduced the floor area to be used as a balcony by approx. 60%, which also reduces the projection of the balcony from 6.5m to only 1.2m. In addition, they have also increased the boundary screening on the boundary with Meadow Croft.

The proposed side and rear extensions, in design terms, are in accordance with the relevant planning Policies, and due to;

· the alterations in the design and size of the proposed balcony area;

· the increased screen planting on the site boundary; and

· the actual distance between properties.

It is considered that this new proposal is acceptable, and will have no significant impact on the residential amenity of the occupiers of the neighbouring dwellings.

Therefore considering the above points, it is recommended that this application be granted subject to the relevant conditions. 
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.
The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development and shall be retained and maintained there in perpetuity. 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.

APPLICATION NO: 3/2006/0538/P


(GRID REF: SD 442290)

PROPOSED Extensions to existing workshop and extended office facilities at James Alpe Ltd, Lincoln Way, Salthill Industrial Estate, Clitheroe
	PARISH COUNCIL:
	Clitheroe Town Council – No objections to this proposal.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.


	
	
	

	NEARBY RESIDENTS:
	No letters have been received from the occupiers of the nearby buildings.


Proposal

The proposal seeks to relocate the existing offices from the rear of the site into Unit 1, Lincoln Park, changing its use from industrial, and build a large extension onto what is currently the rear of the building, and extend the existing workshop area externally.
Site Location

The site in question is located within the Salthill Industrial Estate, Clitheroe, and is one of the larger sites within the predominantly industrial area. A mixture of buildings of various shapes and size surrounds it.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP5 - Office Uses.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks approval for an extension to the existing workshop area and extended office facilities. The site in question is located within the Salthill Industrial Estate, Clitheroe, and is one of the larger sites within the predominantly industrial area. A mixture of buildings of various shapes and size surrounds it.

The existing office is located within the centre of the application site, and has thought to be inappropriately positioned for some time in that customers must gain access by foot through the midst of a car park area where vehicles are in various stages of repair. The proposed plans seek to adapt and extend the small industrial unit at the head of the site to form the new reception and office areas, which will not only improve access to the offices, but also to improve the companies image and customer service.

The second element of the application involves the extension of the existing paint shop facility by bridging the gap inbetween the existing workshop and the units to the rear. In addition, the plans show an improvement to the current car parking facilities on site by designating the customer parking area at the entrance to the site with a barrier system beyond it to ensure that only vehicles awaiting repair and service vehicles gain access into the main site.

With regards to the Planning Policies relevant to the application, Policies EMP5 and EMP7 of the District Wide Local Plan are the most relevant when determining this application, which state that “Within the settlement boundary of Clitheroe, office developments will be considered appropriate subject to the provisions of G1” and that “The expansion of existing firms within the main settlement will be allowed on land within or adjacent to their existing sites, provided no significant environmental problems are caused and the extension conforms to the other policies of this plan”.

Following visits to the site, and the submission of an amended plan showing all the proposed floor areas, it is considered that the proposed extensions and alterations to an already large industrial unit are acceptable both in terms of their compliance with the relevant Policies, and in terms of the visual improvement they will have on such a bland building. A condition will be placed on any subsequent approval asking for material samples for the new front elevation to ensure it will be constructed in materials that are satisfactory in relation to the area.

As such, it is considered that bearing in mind, the sites location within a predominantly industrial area, the use of existing units to increase office floor area, the improved car parking and servicing to the site, improved vehicular and traffic safety for the site, and a minimal size of extensions to the existing buildings, the proposed extensions and alterations will no significant impact on the surrounding businesses or on the area as a whole, and as such 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 or be to the detriment of highway safety.

RECOMMENDATION:

1.
The car park shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


REASON:  To comply with Policies G1, T1, T7 and T8 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.

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


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

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


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

4.
Before the use commences or the premises are occupied, the workshop extension shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 18 July 2006.


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

APPLICATION NO:
3/2006/0557/P
(GRID REF: SD 7356 3615)

PROPOSED  NEW DORMER CONSTRUCTION TO SIDE AND REAR OF THE MAIN HOUSE ROOF (RESUBMISSION) AT 5 SYDNEY AVENUE, WHALLEY

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received from a resident of Manor Fields at the rear of the site who objects to the proposal for the reason that the proposed dormer would overlook the properties 23-25 inclusive Manor Fields, including their private gardens, to the detriment of the privacy of the occupiers of those dwellings.

 

	
	The owner/occupier of 33 Manor Fields has stated in writing that he/she has ‘no objections whatsoever’ to the proposal.  


Proposal

This is a resubmission of a previously approved scheme as the proposal was considered to be acceptable in respect of both visual amenity and its effects on the privacy and amenities of neighbours.  

The main difference relates to the side dormer. 

In the previously approved scheme, the side dormer was 3.2m wide and 2.4m high with a pitched roof.  The apex of the dormer roof was 0.3m lower than the apex of the main house roof.  It has been found that a dormer to those dimensions would not provide the necessary headroom above a staircase.  It is now proposed that the side dormer be increased in width to 4.4m with its height increased such that its roof would now be a continuation of the main roof.  

Both dormers would have rendered front and side elevations to match the existing dwelling, and their roofs would be slates reclaimed from the existing main roof.  

Site Location

The application relates to the first of the semi-detached houses on the west wide of Sidney Avenue when entering the Avenue from Accrington Road.  it is adjoined to the south by a detached house, and there is a development of residential flats in Manor Fields at the rear, to the west.  

Relevant History

3/2005/0431/P – Loft conversion with dormer windows.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This is a resubmission of a previously approved application which is still extant.  An objection has been received concerning the effects of the proposed rear dormer on the privacy of adjoining residents.  That dormer, however, remains exactly the same as in the extant permission and could, therefore, be erected even if the current application is refused.  In any event, it is not considered that this dormer would have any seriously detrimental effects on the privacy of neighbours.  As those neighbours are already overlooked by first floor rear windows in the application property and other dwellings in Sydney Avenue, the introduction of a second floor level window would make little difference to the privacy of neighbours.  Furthermore, the nearest property to the proposed dormer is approximately 35m away.  For these reasons, I can see no justification for any reason for refusal relating to the rear dormer.  

The proposed side dormer is larger than previously approved.  This dormer will be visible when entering Sydney Avenue from Accrington Road.  It is, however, appropriately designed with a pitched roof of the same angle as the main roof, and, as stated, it would be constructed using matching external materials.  I therefore consider the side dormer, in its enlarged form, to be acceptable from the point of view of its effects on the street scene.  

The side dormer would serve the same room (a bedroom) as the rear dormer, but it is needed in order to provide headroom over the new staircase up to second floor level.  The side dormer would face a blank garage wall in the first floor side wall of No 1 Sydney Avenue in which there is one window which I understand to be a landing.  The side dormer would, therefore, not have a seriously detrimental effect on the privacy of No 1.  There would, however, be some effect on the privacy of that adjoining property.  As an outlook is provided by the rear dormer, it was considered in relation to the previous application that an obscured glazing condition would be appropriate in respect of the side dormer.  Such a condition was therefore imposed on that permission.  

Overall, subject to the same obscured glazing condition as previously imposed, I can see no objections to any element of the resubmitted application.  

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 window in the proposed dormer on the side elevation of the dwelling shall be obscure glazed to the satisfaction of the Local Planning Authority and shall remain in that manner in perpetuity.  


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

APPLICATION NO: 3/2006/0576/P
(GRID REF: SD 5986 3653) 

PROPOSED REMOVAL OF EXISTING GARAGE AND LEAN-TO EXTENSION.  FORM NEW GROUND AND FIRST FLOOR EXTENSIONS AT 52 HACKING DRIVE, LONGRIDGE

	TOWN COUNCIL:
	No objections.

	
	
	

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

	
	1.
	Loss of light to No. 50 Hacking Drive, including garden, dining room, bedroom and conservatory.



	
	2.
	Reduction in off road parking will lead to more on-street parking which will obstruct vision when driving out of neighbour’s driveway.  Parked cars on the road opposite the Langdale Road opening will pose a further hazard.



	
	3.
	Overlooking from two new side windows to No. 50 Hacking Drive.



	
	4.
	Devaluation of neighbour’s property.



	
	5.
	The development works will result in noise disturbance and mess.



	
	6.
	The neighbour believes the new accommodation will be created for foster children, which will result in further noise disturbance.


Proposal

The flat roofed garage would be demolished and replaced with a two storey extension to the side of the property extending 2.5m to the side and maintaining a distance of approximately 1m from the boundary with No. 50 Hacking Drive.  The ground floor is set back a very small amount from the front elevation (approximately 200mm) and the existing roof would be continued across over the extension without any break.  The front and rear roof slopes of the extension would contain flat roofed dormer extensions serving the new bedroom.  

At the rear, the existing flat roofed single storey extension would be removed and replaced with an extension of similar footprint but with a pitched roof rising to 3.7m to the highest point.

Site Location

The property is a semi detached dormer bungalow fronting onto Hacking Drive and at the junction with Langdale Road.  The rear of the property faces Shay Lane and the industrial units beyond.  The property is situated within a linear row of similar semi detached bungalows.

Relevant History

3/78/0160/PB – Extension to garage and new conservatory. Approved with conditions 30 March 1978.

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 main issues arising from this planning application are the impact on the next door properties, Nos 50 and 54 Hacking Drive, the visual impact on the street scene and matters of highway safety.

No. 50 Hacking Drive has no habitable room windows in the side elevation facing the proposed extension and whilst the neighbour has a rear conservatory extension close to the side boundary, the proposed extension to the rear is single storey only and loss of light to No. 50 should not, therefore, be significant.  On the other side, No. 54 Hacking Drive also has a rear conservatory close to the boundary but again I consider that as the rear extension is only single storey, loss of light would not be significant.  In addition, the extension would be to the north of this neighbour’s conservatory.  The proposals comply with the BRE 450 rule on loss of light.

The two storey extension is not set back to any noticeable extent and whilst other side extensions in this area have been set back, I consider that in this instance, due to the distance between the resulting two storey extension and No. 50 Hacking Drive, a set back is not necessary and the gap between the two properties will minimise the terracing effect.  This gap would be approximately 2.5m.  

I note the concern of the neighbours about loss of off road parking as a consequence of the garage construction and erection of two storey extension.  The property would have only one off road parking space.  The existing garage could be converted into a habitable room without the benefit of planning permission which would have much the same effect.  In these circumstances, I would not wish to resist the proposal based on the loss of the garage.

It is for all of the above reasons that 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.
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 utility and shower room windows in the side elevation of the two storey extension shall be obscure glazed of a type to be agreed in writing with the Local Planning Authority prior to development commencing and retained 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”.

APPLICATION NO:3/2006/0584/P

(GRID REF: SD 368140 431695)
PROPOSED Installation of 12m high telegraph pole with 3 no. 2G shrouded antennas, 1no. 300mm dish, 1 no. equipment cabinet and ancillary development thereto (Re-submission) at Ramsgreave Covered Reservoir, Isle of Man, Ramsgreave, Lancashire 

	PARISH COUNCIL:
	Ramsgreave Parish Council – No comments or observations received at time of report submission however, with regards to the previous application the Parish Council wished to object for the following reasons:

· Although the mast is not in the vicinity of school, as stated on the application, there is a Children’s Nursery in the immediate area;  and



	
	· Adjoining Parishes have already objected successfully against such erections whilst Ramsgreave Parish is already home to 2 Communications Masts. A third would be deemed to be somewhat of a liberty.



	NEARBY RESIDENTS:
	Only one letter has been received at the time of the report submission however, with regards to the previous application, seven letters of objection were received from neighbours in the surrounding area, and the following comments were made:

· As you may or may not be aware there is a Children’s Nursery Building within close proximity to the proposed site of this application and the effects of such a development are as yet unknown which must surely be a cause for concern;

· Health problems;

· We are also concerned about the environmental impact of such a development in a rural area;

· On a more personal note we feel that any such construction would greatly reduce the value of our property;



	
	· There are already two masts in the Ramsgreave Parish, can they not share these?

· The position of the proposed mast will mean it is in full view from my house;

	
	· The positioning of the mast will create an eyesore,

· This will mean another item on the reservoir site which will further spoil the landscape;

· Concerns regarding the construction of the proposal, and future access to the site,;

· What limit will there be on future additions around the base of the mast, and further companies sharing it?

· What affect will the mast have on radio and TV reception? and

· Will the height of the mast be checked once completed?


Proposal

The proposed development involves the installation of a 12m high telegraph pole with 3 no. 2G shrouded antennas, 1 no. 300mm dish, 1 no. equipment cabinet and ancillary development thereto. A colour photograph of the proposed telegraph style post is shown within the file.

Site Location

The proposed site is located at Ramsgreave Covered Reservoir, Isle of Man Road, Ramsgreave on land designated as green belt/open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/0440/P – 2G site including a 12m telegraph pole with 3 no. trisector antennas within a GRP (glass reinforced plastic) shroud, 1 no. 300mm dish, 1 no. equipment cabinet and ancillary development thereto – Withdrawn.
Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy ENV23 - Telecommunications.

ZPPG8 - Telecommunications

Environmental, AONB, Human Rights and Other Issues

The proposed development involves the installation of a 12m high telegraph pole with 3 no. 2G shrouded antennas, 1 no. 300mm dish, 1 no. equipment cabinet and ancillary development thereto. The application shows the proposed telegraph pole to be sited on the north west corner of Ramsgreave Covered Reservoir, Isle of Man Road, Ramsgreave, approx. 75m from the nearest dwelling. The pole and the equipment cabin will on a piece of land measuring 3.86m x 9.4m square, and will be enclosed within 2.1m high green palisade fencing (for security).

The highest point of the proposed flagpole is shown to be 12m above the ground level on which it is to be sited, along with the equipment cabin. The height of the reservoir is approx. 6.5m, so viewing the site from the nearby Ramsgreave Road, you will only be able to see approx. 5.5m of the proposed pole. As such, bearing in mind;

· the proposed style of the pole being a telegraph pole in close proximity to other actual telegraph poles;  and

· the location of the site, and its position near existing maintenance buildings at the reservoir.

I do not consider that the proposed flagpole would disrupt the skyline of the surrounding area, and therefore will not be detrimental to its character or visual amenity.

In regards to the previous application, and after discussions with the applicant, the Council considered that insufficient detail had been provided to effectively discount the other sites in the nearby vicinity, and as such the applicant agreed to withdraw the application. ENV23 Telecommunications states that ‘The Council will expect applications for large masts to show evidence that the possibility of erecting antennas on existing buildings has been explored’. For this application, the operator has supplied further information, included within the supporting statement, which includes a more in-depth exploration of the alternative sites nearby, and the solutions that would be required to enable them to gain the required level of coverage for the area. These include proposed 17.5m+ high poles at the Wilpshire ATE site and Wilpshire Golf Club, both of which would have had been far more detrimental to the visual amenity of the area.

PPG8 Telecommunications states, “In seeking to arrive at the best solution for an individual site, authorities and operators should use sympathetic design and camouflage to minimise the impact of development on the environment. Particularly in designated areas, the aim should be for apparatus to blend into the landscape.” It is considered that by positioning the flagpole in its proposed location, and using a telegraph pole style mast, the view from the nearby buildings and roads is primarily unaffected, mainly due to the difference in land levels in relationship to the area. The flagpole will only be visible from one or two viewpoints, and as such will minimise the impact on the visual amenity of the area.

Finally, with regards to the objectors concerns regarding the nearby children’s nursery, it is considered that at approx. 400m away, the proposed mast will have no detrimental impact on the nursery. As Councillors may or may not be aware, Paragraph 98 of PPG 8 Telecommunications states “it is the Governments firm view that the planning system is not the appropriate mechanism for determining health safeguards. It remains central government’s responsibility to decide what measures are necessary to protect public health. In the Government’s view, if a proposed development meets the ICNIRP guidelines for public exposure it should not be necessary for a local planning authority, in processing an application for planning permission or prior approval, to consider further the health aspects and concerns about them.” 

Therefore, considering the above facts and that the application complies with the relevant national and Local Plan Policies, it is recommended that this application be granted.

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.
Prior to the commencement of the development hereby permitted, details of the proposed 2.1m high green palisade fencing to be used to surround the equipment cabins shall be submitted to and approved in writing by the Local Planning Authority.

Reason: In the interests of the visual amenity of the area and so that the Local Planning Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Plan.

D.
APPLICATIONS UPON WHICH COMMITTEE DEFER THEIR APPROVAL SUBJECT 
TO WORK DELEGATED TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING 
SATISFACTORILY COMPLETED: 

APPLICATION NO:
3/2006/0550/P 
(GRID REF: SD 369872 443824)

PROPOSED Loose Boxes at Marsdens Farm, Talbot Bridge, Bashall Eves, Clitheroe
	PARISH COUNCIL:
	Bashall Eves & Mitton Parish Council – No comments or observations received during 21 day consultation period.



	
	
	

	LAND AGENCY MANAGER (RURAL ESTATES):
	No comments or observations received during 21 day consultation period.


	
	
	

	NEARBY RESIDENTS:
	One letter has been received the main points of objection being 

· Proximity to our barn conversion; 

· Affecting the setting;

· Light reduction;

· Noise;

· Smell;

· Drainage of waste;

· Not to mention a ceasing of farming stated prior to contract and witnessed by both solicitors.


Proposal

To erect a single storey agricultural building/stables and storage unit for cattle needing attention from the vet or preparation for agricultural show’s as well as for the applicant’s pets and general storage. Historical applications surrounding the site include the conversion of the adjacent barn into residential accommodation, which included the demolition of existing cattle/agricultural buildings on site. At the time of this application, the applicants decided that an inclusion for replacement buildings within the application was not made as the cattle were to be housed elsewhere during winter months and there was not a specified need for housing on the scale that was demolished.
Site Location

The site in question is to the north of the applicants dwelling, on agricultural land within the Forest of Bowland Area of Outstanding Natural Beauty as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998). 

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

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

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application submitted by Mr and Mrs Green is for single storey agricultural building/stables and storage unit for cattle needing attention from the vet or preparation for agricultural shows as well as for the applicant’s pets and general storage. 

The application shows an almost C-shaped building, which is to be constructed level with the existing courtyard access but will be built into the ground, meaning that viewed from the rear, only 3.3m approx. of the full 4.48m building height will be visible. As such, and also bearing in mind the design of the proposed building, it is considered that this reduces the massing viewed from the nearby barn conversion and the road, and prevents any unnecessary spread of the building further into the field.  The building is located approximately 7m from the boundary with the adjacent barn conversion, and bearing in mind the applicant could erect a 2m high fence on the boundary without requiring full planning consent, I do not consider the proposal will have a significant impact on the occupiers residential amenity. 

The building proposed can be split into four sections. There are three individual stable size areas, with floor areas measuring 3.6m x 3.6m approx. and one large, open storage area with a floor area measuring 13.8m x 4.2m approx. The loose boxes are to be constructed from a mixture of materials. The frontage and centre of the building are to be rendered blockwork with natural stone quoins, heads and sill’s to match the existing farmhouse. The roof is to be clad with a steel profile sheet having a tile effect pattern within it. Due to the proposed building being built into the ground, the other elevations will be partially hidden. Below ground level there will be a concrete blockwork wall with timber weatherboarding above. The proposed floor area of this is approx. 127m2.

Therefore, bearing in mind the above and that the application complies with the relevant policies and on the assumption that there is an agricultural justification by virtue of the fact that;

· The building is located adjacent to the existing farmhouse,

· The building development is sympathetic to its surroundings,

· The building will be sunk below the ground level of the field to the rear, and will therefore create less of an impact on the visual amenity, and

· That the materials proposed are considered to be appropriate for the area.

I do not consider that this application will any significant impact on the residential amenity of the nearby neighbours, or will cause a detrimental impact on the visual amenity of the open countryside, and as such it is recommended that this application be granted conditionally.
SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services and Minded to Approve with appropriate conditions subject to no adverse comments from the Rural Estates Manager:

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 Policies G1 and ENV1 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.
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.

E.
APPLICATIONS IN ‘OTHER’ CATEGORIES


APPLICATION FOR REFUSAL OR TO BE DEFERRED AND DELEGATED

APPLICATION NO:
3/2004/1132/P
(GRID REF: SD 6125 4114)

OUTLINE APPLICATION FOR A FARM WORKERS’ DWELLING AS A REPLACEMENT FOR AN EXISTING CARAVAN AT HESKETH END FARM, JUDD HOLMES LANE, CHIPPING

Introduction

This application was first considered by the Committee at its meeting on 14 July 2005.  The whole of the previous report, including the recommendation of refusal, is reproduced below, followed by an up-date of the current situation and an explanation of the decision which the Committee is now requested to make.

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor comments that, in view of the previous permission for a caravan, he does not intend raising any objections to this application, but would refer to his previous observations in respect of application 3/02/0422/P, in which he recommended refusal because of the increased use of the junction of the access road with Hesketh Lane where visibility in one direction is hazardous.



	
	The County Surveyor also suggests that a note be added to any planning permission to the effect that the grant of planning permission does not entitle a developer to obstruct a right of way, and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act, because footpaths 20, 21 and 35 run along the access road.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGIST):
	No further archaeological response is considered necessary.

	
	
	

	ENVIRONMENT AGENCY:
	No objections subject to a condition and an informative concerning the satisfactory disposal of foul and surface waters.

	
	

	RURAL ESTATES MANAGER:
	Considers that there is justification for two full time agricultural workers at this farm, but notes that there are two residential units available on site.  He notes that the bungalow at the farm is now occupied by the applicant’s mother, who complies with the agricultural workers condition, but that, due to actions taken to legally separate this property from the farm, it would not be available for a farm worker.  He also comments that should the applicant’s sisters reside in the bungalow, this would not comply with the occupancy condition. 



	
	The Rural Estates Manager states that this action taken to legally separate the bungalow from the farm is contrary to Government Guidance.  He concludes that, although recognising the need for two full time workers, a planning permission for a third dwelling at the farm would lead to the likelihood of the bungalow being no longer necessary for an agricultural worker, and that it may then be difficult to resist any subsequent relaxation of the condition.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.




Proposal

This is an outline application for an agricultural workers dwelling at Hesketh End Farm.  It would replace an existing caravan which was approved in 2003 (3/02/0963/P) for occupation by a farm worker for a temporary period which expired on 31 December 2004.  

The dwelling would be sited on the same piece of land as the caravan, which is on the western edge of the existing farm buildings complex.  Access would be via Judd Holmes Lane and through the existing farmyard.  The matters of design, external appearance and landscaping, are reserved for subsequent consideration.  

Site Location

Hesketh End Farm is approximately 400m from Hesketh Lane and within land designated as Area of Outstanding Natural Beauty.  The land is relatively flat and there are some existing agricultural buildings in the vicinity.  

Relevant History

3/90/0730 – Erection of farm workers dwelling.  Approved with conditions.

3/93/0410 – Temporary relaxation of agricultural occupancy condition.  Refused.

3/02/0422 – Outline application for farm workers dwelling.  Refused.

3/02/0963 – Stationing of caravan for occupation by farm worker.  Approved subject to conditions.

Relevant Policies

Joint Lancashire Structure Plan Policy 12 – Housing Provision.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H4 - Occupancy Conditions.

Policy H5 - Proposals for New Agricultural or Forestry Workers Dwellings.

Policy SPG – “Agricultural Dwellings”

Environmental, AONB, Human Rights and Other Issues

The determination of this application requires an understanding of the history of this agricultural enterprise.  Up until 1990, residential accommodation at the farm consisted of only the original farmhouse.  In that year, planning permission was granted for a second dwelling at the farm subject to an agricultural occupancy condition (3/90/0730/P).  That dwelling, a bungalow, was erected.  In 1993 an application to temporarily relax the agricultural occupancy condition on the bungalow was refused.  

The bungalow is presently occupied by the applicant’s mother who satisfies the agricultural occupancy condition as the widow of the applicant’s father, who was the original main agricultural worker at this farm.  I understand that the applicant’s mother is 59 years old and has no plans to move out of the bungalow.  Even if she were to do so, however, the bungalow has been left to the applicant’s three sisters, none of whom are engaged in agriculture. 

This, therefore, leaves the farm with only the original farmhouse for occupation by an agricultural worker, and this is occupied by the applicant.  It is claimed, however, and accepted by the Rural Estates Manager, that an agricultural justification exists at this farm for two workers to live on site.  In an attempt to address this problem an application was submitted in 2002 which sought outline permission for an agricultural workers dwelling (3/02/0422/P).  The Rural Estates Manager made similar comments in respect of that previous application to those referred to above which he has made in respect of this current application.  The previous application was refused. 

In January 2003, planning permission was granted for a caravan to be occupied by a farm worker for a temporary period expiring on 31 December 2004 (3/02/0963/P).  This permission was intended as a temporary solution to give the applicants time to find a permanent solution to the problem.

The caravan did, until recently, provide accommodation for a student agricultural worker, but the applicants now consider that there is a need to provide more permanent accommodation on the unit in order to attract the calibre of employee who can take on a management role in respect of the dairy herd.  The situation regarding the occupation of the bungalow has not changed since the consideration of application 3/02/0422/P.  

When considering the case for an agricultural workers dwelling, it is essential to have regard to the report of the Rural Estates Manager which is an independent assessment of the need for such a dwelling.    In this instance, and consistent with his views in respect of the previous application for a farm workers dwelling on this site, the Rural Estates Manager recognises that the farm is capable of supporting two dwellings, but he has strong concerns regarding the possibility of a third unit being allowed.  Although the existing bungalow, which was previously part of the farm complex, has been legally separated, it is still the subject of an agricultural occupancy condition and is, therefore, capable of fulfilling the claimed and accepted need for additional farm workers accommodation.  Indeed, should they wish to remove the occupancy condition on the bungalow, it would have to be marketed accordingly, and this current application is obviously evidence that there is a proven need for farm workers accommodation at the farm at this point in time.  

In view of the situation regarding the bungalow, I consider Policy H5 of the Local Plan to be particularly important in the determination of this application.  I, therefore, quote that Policy in full as follows:

“In determining applications for new agricultural or forestry workers dwellings the Council will have regard to the recent history of the holding.  Particular attention will be paid to sales of dwellings previously used by farm/forestry workers to people not employed in agriculture.  Where this has occurred permission for new dwellings will be refused unless special justification is available.”

Whilst being aware of the personal circumstances, I have strong concerns that if a further dwelling is allowed at this farm, it would then be difficult to justify the need for the retention of the occupancy condition on the bungalow.  This would, in essence, therefore be tantamount to allowing a new dwelling in the open countryside which would normally be resisted.  

In summary, therefore, I do not consider that there have been any changes in circumstances or planning policies since the refusal of application 3/02/0422/P which would justify planning permission being granted in respect of this current application.  A change since that previous refusal, however, is that the Council is presently operating a moratorium in respect of new housing developments.  In the absence of agricultural justification, this proposal would be contrary to that policy.  This, therefore, represents another reason for refusal of this application.  

For all of the stated reasons and, in accordance with the observations of the Rural Estates Manager, I recommend that permission be refused.

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

1.
Whilst it is accepted that there is an established functional need for two agricultural workers to live on or close to this farm, there are two existing dwellings on the unit which are capable of satisfying this need.  The proposed dwelling, therefore, is not essential for the purposes of agriculture and, as such, would be contrary to Policies H2 and H5 of the Ribble Valley Districtwide Local Plan.  

2.
As a further dwelling in the open countryside, without agricultural justification, the development would be detrimental to the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty contrary to Policy ENV1 of the Ribble Valley Districtwide Local Plan.  

3.
As a dwelling without agricultural justification, the proposal is considered to be contrary to Policy 12 of the Joint Lancashire Structure Plan 2001-2016 and the Council’s SPG: Housing, in that approval would add to the significant oversupply of residential development within the Borough which would cause harm to the urban concentration strategy as set out in the Structure Plan.  

4.
If allowed, the development would set a dangerous precedent for the acceptance of other proposals without sufficient justification which would render more difficult the implementation of established planning policies of the Council to the cumulative detriment of the visual amenity of the area. 

Notwithstanding the above recommendation, the Committee resolved that it was minded to approve the application subject to conditions and a Section 106 Agreement.  The Committee’s Stated Summary of Reasons for Approval was as follows:

“The proposal, given the agricultural justification and subject to appropriate design, would not result in conditions to the detriment of the visual amenity of the area and would not be contrary to relevant policies in relation to housing”.

The Committee resolved that the Section 106 Agreement should have a clause relating to the proposed new dwelling and the existing farmhouse in relation to agricultural occupancy and a legal clause on the existing bungalow requiring the applicant to be given the first option to purchase should it ever be for sale.

In a recent letter, the applicant’s agent explains the current situation as follows:

“Our clients are anxious for this matter to be brought to a satisfactory conclusion so that they can submit a reserved matters application for the farm dwelling.  A difficulty has arisen with the additional requirement which you have asked to be incorporated in the Unilateral Undertaking.  As well as the standard agricultural occupancy condition on the new and exiting dwelling, it was suggested at the Planning Committee that Mr Michael Kenyon be obliged to have first refusal on a former agricultural bungalow currently occupied by his widowed mother.  Although this property is occupied by a person last employed in agriculture it is not owned by her but by Mr Kenyon’s sisters.  The owners have been approached by our client’s solicitors and, after exhaustive attempts to obtain their agreement to a clause requiring them to sell their property first to their brother, Mr Michael Kenyon, the sisters have been advised by their solicitors not to enter into this arrangement.  Therefore, I must now ask you to reconsider the terms of the Unilateral Undertaking and to revert back to those standard terms.  In practice, it is highly unlikely that the agricultural dwelling occupied by Mrs Kenyon Senior will become available in the near future as she is of a relatively young age”.

This situation is verified by enclosed letters from the applicant himself and his solicitors.

I remain of the opinion that the application should be refused for the reasons recommended in July 2005.  If Members agree then they should resolve in accordance with Recommendation 1 below.  However, if Members no longer wish to insist upon the clause in the Agreement relating to the applicant’s option to purchase the bungalow, then they should resolve in accordance with Recommendation 2.

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

1.
Whilst it is accepted that there is an established functional need for two agricultural workers to live on or close to this farm, there are two existing dwellings on the unit which are capable of satisfying this need.  The proposed dwelling, therefore, is not essential for the purposes of agriculture and, as such, would be contrary to Policies H2 and H5 of the Ribble Valley Districtwide Local Plan.  

2.
As a further dwelling in the open countryside, without agricultural justification, the development would be detrimental to the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty contrary to Policy ENV1 of the Ribble Valley Districtwide Local Plan.  

3.
As a dwelling without agricultural justification, the proposal is considered to be contrary to Policy 12 of the Joint Lancashire Structure Plan 2001-2016 and the Council’s SPG: Housing, in that approval would add to the significant oversupply of residential development within the Borough which would cause harm to the urban concentration strategy as set out in the Structure Plan.  

4.
If allowed, the development would set a dangerous precedent for the acceptance of other proposals without sufficient justification which would render more difficult the implementation of established planning policies of the Council to the cumulative detriment of the visual amenity of the area. 

RECOMMENDATION 2: That a decision be Deferred and Delegated to approve subject to a prior appropriate legal agreement (concerning agricultural occupancy restrictions on the proposed dwelling and Hesketh End Farmhouse) and the following conditions:

1.
Detailed plans indicating the design and external appearance of the building(s), facing materials, landscaping and boundary treatment, parking and manoeuvring arrangements for vehicles and siting and access (called the "reserved matters") shall be submitted to and approved by the Local Planning Authority before development commences.


REASON:  In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline planning permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
This permission shall be read in conjunction with and is operative by virtue of the Agreement under Section 106 of the Town and Country Planning Act 1990 dated ……….which concerns agricultural occupancy conditions relating to both the proposed dwelling which is the subject of the application and the existing Hesketh End Farmhouse.


REASON: For the avoidance of doubt and in order to ensure the agricultural occupancy of the dwellings in accordance with Policies H3 and H4 of the Ribble Valley Districtwide Local Plan.

3.
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.

NOTE(S):

1.
The grant of planning permission does not entitle a development to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpaths 20, 21 and 35 run along the access track to the site.

2.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

INFORMATION / DECISION
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