RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 14 SEPTEMBER 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:

	3/2006/0411/P
	Amendments to roofline from approved application 3/2006/0411 
	19 Chapel Rise, Billington Clitheroe

	3/2006/0451/P
	Two storey extension to rear, extension above garage and alterations
	18 Sunderland Close

Wilpshire

	3/2006/0475/P
	Two Storey Rear Extension 
	Meadowfold

Rimington Lane, Rimington

	3/2006/0507/P
	Extension to side, new external stairway to side and covered rear yard area
	72A Whalley Road

Read

	3/2006/0510/P
	Construction of a roofed sheep handling area (retrospective)
	Parrock Head Farm

Woodhouse Lane, Slaidburn

	3/2006/0512/P
	Provide office accommodation at first floor (change of use) and alterations to shop front at 
	Mortimers

39 King Street

Whalley

	3/2006/0529/P
	Temporary office accommodation with the use of a prefabricated building assembled on site (renewal of consent)
	Clitheroe Hospital 

Chatburn Road

Clitheroe

	3/2006/0542/P
	Conversion of second floor from storage to general office space, installation of new staircase to serve each floor and the alteration of existing window to form external door opening from street into new stair lobby 
	7/9 King Street

Clitheroe

	3/2006/0545/P
	Conversion of garage to lounge and bedroom extension above
	4 Ash Close

Barrow

	3/2006/0546/P
	Two storey side extension
	52 Ribchester Road

Salesbury

	3/2006/0552/P
	Single storey rear extension
	38 Lindale Road

Longridge

	3/2006/0560/P

(LBC)
	Replacement hanging sign
	21 Church Street

Clitheroe

	3/2006/0561/P

(AC)
	Replacement hanging sign
	21 Church Street

Clitheroe

	3/2006/0562/P
	Change of Use from industrial building to motor vehicle refurbishment and MOT bay
	Unit N, Link 59 Business Park, Clitheroe



	3/2006/0565/P
	Proposed two storey side and rear extension and rear conservatory.  Proposed change of use of land from paddock to residential curtilage and improved access
	1 Brow Top

Grindleton

	3/2006/0566/P
	Change of house type to include internal alterations, new entrance porch and additional windows in gables (resubmission)
	The Ridge

Slaidburn Road

Grindleton

	3/2006/0567/P
	Proposed two storey rear extension and rear conservatory.  Proposed change of use of land from paddock to residential curtilage and improved access
	2 Brow Top

Grindleton

	3/2006/0573/P
	Shop frontage, new staircase (to access flat over) and alterations
	1 Accrington Road

Whalley

	3/2006/0574/P
	Removal by demolition of existing modern annex to rear of shop to enable new staircase access to flat to be built (this also enables the improvement of the shop premises as indicated)
	1 Accrington Road

Whalley

	3/2006/0581/P
	Proposed conversion (partial) of garage to form disability room 
	47 Lower Lane

Longridge

	3/2006/0589/P
	Rear extension to kitchen and rear/gable extension to utility room
	129 Whalley Road

Sabden

	3/2006/0590/P
	Substitution of house type – replacement dwelling (previously approved)
	Romani, Longsight Road Clayton-le-Dale

	3/2006/0591/P
	Two storey side extension
	Folly Hall

Grindleton

	3/2006/0592/P
	Single storey lean-to extension to provide sunroom/lounge
	The Orchard, Shuttleworth Hall, Burnley Road, Gisburn

	3/2006/0593/P
	Conservatory extension 
	24 Mayfield Road

Ramsgreave

	3/2006/0599/P
	Conservatory rear extension to bungalow (resubmission of 3/2005/1048/P)
	8 Durham Drive

Wilpshire

	3/2006/0601/P
	Detached garage
	6 Derby Street

Clitheroe 

	3/2006/0602/P
	Proposed garden room extension 
	32 Dale View

Billington

	3/2006/0604/P
	Extension to existing house forming entrance, lounge, conservatory and bedroom 
	Acorn House

114 Mitton Road

Whalley

	3/2006/0610/P
	Single storey kitchen extension
	7 Alma Place

Clitheroe

	3/2006/0612/P
	Construct a control kiosk building (Resubmission) 
	Osbaldeston Pumping Station, Commons Lane

Osbaldeston

	3/2006/0625/P
	Conservatory to rear
	12 Fouracre

Mellor


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0062/P
	Application for Certificate of Lawfulness for an existing use ie the land indicated on the plans has been used as domestic garden since 1983


	Crossnapend Barn

Hough Clough Lane

Chipping

Preston
	N/A

	3/2006/0331/P
	New signage
	Time Technology Park Blackburn Road

Simonstone, Burnley


	G1 – detrimental to highway safety.

	3/2006/0539/P
	Retrospective planning permission for porch to front of property (extension)
	Higher Park Head Cottage, Accrington Road, Whalley
	The porch has a harmful impact upon the character and setting of the listed building because its siting and materials are incongruous and disruptive of the main historic façade.



	3/2006/0548/P
	Top lit, statically illuminated company sign to front elevation
	27 Inglewhite Road

Longridge
	The advertisement would cause an unnecessary, overbearing and incongruous feature to the existing building and the conservation area, contrary to Policies G1, ENV16 and S14 of the Ribble Valley Districtwide Local Plan.

	3/2006/0559/P

(LBC)
	Replacement wall plaque (55cm x 41cm)
	21 Church Street

Clitheroe 
	The plaque would be harmful to the character and setting of the listed building because of its undue and distracting prominence at the building’s front elevation.   



	3/2006/0563/P
	Change of use of agricultural land to garden (retrospective)
	Sunnybank

Moorgate Lane

Dinckley
	G1, H12 – detrimental effects upon visual amenity and the amenities of a neighbouring resident.



	3/2006/0575/P
	Conversion of existing two floor two bedroom flat to two self contained one bedroom flats (resubmission)
	1 Accrington Road

Whalley
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2006/0607/N
	Open fronted agricultural livestock building
	Leagram Farm

Leagram Park

Chipping


REFUSAL OF CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2006/0522/P
	Application for certificate of lawfulness for proposed repairs and alterations 
	Newfield Edge Farm

Burnley Road

Middop, Gisburn


REFUSAL OF CERTIFICATE OF LAWFULNESS FOR AN EXISTING USE OR ACTIVITY IN BREACH OF PLANNING CONDITION

	Plan No:
	Proposal:
	Location:

	3/2006/0579/P
	Certificate of Lawfulness for an existing use for the barn adjoining the dwelling-house being used as a garage/workshop and store area ancillary to the dwelling-house
	Newfield Edge Farm

Burnley Road

Middop

Gisburn


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
	21 November 2006
	

	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
	
	Site visit 10am, 6.9.06

AWAITING DECISION

	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
	-
	AWAITING DECISION

	3/2005/1052

D
	24.5.06
	Mr Atif Niaz Yusuf

Balcony to rear of dwelling (Retrospective application)

156 Whalley Road

Wilpshire
	WR
	-
	AWAITING DECISION

	
	
	
	
	
	

	
	
	
	
	
	

	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 DECISION

	3/2006/0142

D
	31.5.06
	Enrico A Coulston

First floor side extension

24 Moorland Crescent

Clitheroe
	WR
	-
	Site visit 9.30am, 21.8.06

AWAITING DECISION

	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
	-
	AWAITING DECISION

	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
	-
	Awaiting site visit

	3/2005/0886

O
	9.8.06
	Mr Marc Knowles

Garage/stable block change of use.  Extension of domestic curtilage.  Rebuilding of two external walls.

Woodstraw Barn

Dodd Lane

Thornley
	WR
	-
	Notification letter sent 17.8.06

Questionnaire sent 21.8.06

	3/2005/0894

D
	15.8.06
	Cloud 9

Shop sign illuminated by swan neck lights providing static illumination.

63 Berry Lane

Longridge
	WR
	-
	Notification letter sent 17.8.06

Statement to be sent by 4.9.06


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2005/0768/P
	Conversion of single first floor flat into two flats.
	2A Moor Lane

Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/0440/P
	2G site including 12m telegraph pole with 3 trisector antennae within a GRP shroud; 

1 x 300mm dish; 1 x equipment cabitet and ancillary development thereto.  
	Ramsgreave Covered Reservoir, Isle of Man, Ramsgreave

	3/2006/0526/P
	Open fronted agricultural livestock building (approximately 27.65m x 13.73m)
	Leagram Farms Limited

	3/2006/0527/P
	Use of ‘rally field’ for touring caravans
	Angram Green farm

Worston

	3/2006/0598/P
	Extension to provide restaurant and bedroom accommodation
	Halls Arms Hotel

Clitheroe Road Knowle Green


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:
3/2006/0244/P
(GRID REF: SD 7602 4501)

PROPOSED ERECTION OF OFFICE BLOCK AT LAND AT THE SPINNEY, GRINDLETON 

	PARISH COUNCIL:
	This is an important planning application for the village and very important that it is got right and within the principles laid down by the Planning Inspector.



	
	1.
	Councillors remain concerned about flood risk in this location and especially as floods seem to be getting worse due to global warming.  At the very least, an independent flood risk report should be sought.



	
	2.
	The Inspector’s report supported a one storey building.  This application is for a two storey development.  This would be more conspicuous to local residents and should be resisted.  It will have a far more dramatic impact on the landscape and will clearly be far more visible from the Ribble Way which passes a few metres from the site.  It would be visible for approximately 1km in either direction of the path.  



	
	3.
	The plans do not state elevation heights which make it difficult to assess the height aspects properly.  In any event the Planning Inspector specified a condition of one storey only and this should be abided by.  



	
	4.
	Residents are concerned by the use of much more glass in the latest design and feel this will result in more light pollution.



	
	5.
	The office space has increased from 300m2 to 550m2 – an increase of 83%.  This is not acceptable, as it will inevitably increase the flows of traffic, people and parking on site.



	
	6.
	The large office space means the opportunity of more employees but with insufficient additional parking being provided.  In this location, local transport is not frequent enough for employees to depend upon. 



	
	7.
	The purpose of the building refers to units.  Any permissions should be restricted to office use as any form of workshop unit could give noise/nuisance to residential neighbours.  



	
	8.
	A less intrusive form of landscaping than Leylandii should be a condition of any planning permission, to soften the site without causing obstruction problems.  



	
	9.
	Currently there has been raw sewage spilled into the River at The Spinney probably due to low water levels.  This development can only make this problem worse.



	
	10.
	The application is incorrect in stating houses and stable block with a paddock north of the proposed development have been completed.  The stable block was not built and forms part of the current site.  



	
	In conclusion the Parish Council opposes this application and urges the Planning Officers to recommend refusal of this application.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The principle of offices on this site has been established on appeal and therefore I do not intend raising any objections to the proposal, which provides parking in line with current recommendations.  The proposed access and parking facilities should be available for use prior to first occupation of the building and thereafter retained.  The site is conveniently located to public transport services and the local bus service is geared to the normal working day.  Therefore, I also request the imposition of a condition to secure the submission of an enforceable travel plan with targets and penalties for non-achievement.  This plan to be submitted to and agreed by the Local Planning Authority within 6 months of first occupation.  

I should be grateful if you would consult with the LCC strategic planning group for advice regarding compliance with the LCC policy document on planning obligations and developer contributions.  

	
	
	

	COUNTY PLANNING OFFICER:
	With regard to the planning obligations policy referred to by the County Surveyor, contributions on office development are only sought from proposals in excess of 1000m2.  Given the size of this application (675m2) we will not be requiring contributions.  With regard to general comments on strategic policy, it is probably not appropriate given that the scheme has already been approved under a previous planning application.  



	HSE:
	Does not advise on safety grounds against the granting of planning permission in this case. 

	
	
	

	ENVIRONMENT AGENCY:
	No objections subject to the imposition of conditions.



	Huntsman Petrochemicals (UK) Limited:
	Have no objection to the proposal. 

	NEARBY RESIDENTS:
	Two letters of objection have been received (one of which has been signed by occupants of five of the dwellings on The Spinney) which raise the following concerns:



	
	1.
	Health and safety – reference is made to previous comments made by the ICI Pipeline office that no part of the proposed building should be within 10m of the pipeline. This building is a mere 6m at its nearest point.



	
	2.
	Increase in size – reference to the previous Inspector’s decision and condition requiring that the building should not exceed one storey in height with a maximum gross floor area of 300m2.  The new proposal would result in an increase of 20.6% in the area of footprint to 361.8m2, an increase of 13.6% in height to 7.5m and a 66.6% increase in the number of parking spaces to 15.



	
	3.
	Waste disposal – there have been a number of incidents of pollution of Grindleton brook recently and the proposed offices, which would have to use a current system, could have a significant adverse effect on the number of pollution incidents.  



	
	4.
	Highways and parking – a conservative estimate of the maximum number of people who could work in the office is 25.  However, there are only parking spaces for 15.  Consequently, no allowance is made for visitors to the site, which would constitute a significant increase in traffic and it appears the Highways Agency have not been consulted.   



	
	5.
	Lighting – the security lighting associated with the commercial premises is likely to be intrusive – more particularly with a two storey building and a much larger car park.  We draw attention to the comments made by the Inspector in this regard.  The site is adjacent to one of the best sea trout pools on our water.  The obtrusive lighting associated with a two storey building and the extra parking proposed could effectively ruin one of the Angling Association’s greatest assets.  



	
	6.
	Loss of amenity – placing such a large building in front of sought after housing would be a substantial loss of amenity for the residents – an uninterrupted view of Pendle Hill is infinitely preferable to commercial premises.  


Proposal

This is a full application for the erection of an office block having overall approximate dimensions of 27m x 14m x 8.1m in height being constructed of stone under a hardrow roof.  It would be a two storey office building having a gabled two storey porch in the centre of the main (western) elevation.  Both gables have significant areas of glazing as do the entrance porch with the front and rear elevations proposing large glazed openings rather than conventionally smaller openings in order to utilise as much natural daylight as possible.  

A small plant room is shown to the south eastern corner being of stone construction and having dimensions of 2.9m x 3.2m x 4m to the apex of its pitch and access via doors on the southern elevation.  The scheme would also provide 15 parking spaces and cycle spacing.

Site Location

The site lies to the north of the River Ribble within the settlement boundary of Grindleton.  Residential properties lie to its north.  

Relevant History

3/05/0168/P – Reserved matters for erection of an office building and associated car parking (outline application 3/021060/P).  Approved with conditions 22 April 2005.

3/02/1060/P – Outline for office building.  Refused.  Appeal allowed.

Relevant Policies

Policy G1 - Development Control.

Policy G7 - Flood Protection Policy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

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

Environmental, AONB, Human Rights and Other Issues

Members will note from the planning history that consent has been granted previously on this site for an office building and thus the principle of that usage has already been established.  To briefly summarise, Committee refused outline consent in October 2003 but the appeal into that was allowed in August 2004.  In determining the appeal, the Inspector imposed conditions regarding the footprint size of any building submitted for reserved matters as well as the fact that any building should not exceed one storey in height.  A reserved matters application was submitted and approved under 3/05/0168/P.

In considering this application, Members can have regard to the previous consents but should be aware that as this is a full application, the conditions imposed on 3/021060/P do not have to be adhered to ie single storey nature of development and maximum floor space.  

The design of the building put forward now is significantly different to the approved scheme in terms of profile and character.  The extant permission relates to a building with a hipped roof with gabled detail below the ridge and wide overhanging eaves on all four elevations.  The applicant’s agent contends that the present scheme has the profile of a barn and whilst in terms of mass is therefore greater than the approved scheme, it reflects the form of agricultural buildings in the locality.  If a direct parallel is drawn between the approximate overall dimensions of the two designs the most recent scheme is approximately 500mm higher than that approved previously with a length of 27m instead of 25.6m and depth of 14m as opposed to 12.6m.  The Parish Council have commented that the Inspector supported a one storey building and that a two storey structure will be more conspicuous and should be resisted.  For Committee’s information, the Inspector concluded in 2004 that

In my view a building here would not appear unduly obtrusive or conspicuous in the landscape, particularly if it were a single storey building, as shown on the illustrative drawings.  It would not be seen to intrude upon any significant views of the Area of Outstanding Natural Beauty and hence would not detract from its natural beauty.  It is possible that the site may be seen from the Ribble Way long distance footpath, but this would be at some distance and again within the context and against the backdrop of existing development.  I do not consider that the proposed scheme would harm the wider landscape setting or the village or the valley generally.  

At that time the elevational drawings submitted were for illustrative purposes only, with the reserved matters application detailing a building of roughly the same proportions.  I am of the opinion however, that an increase in the height of the building by approximately 500mm would not in itself prove significantly detrimental to the visual qualities of the area.  To object to the principle of a two storey building with such a minimal increase in height would be unreasonable.  The aspects of the proposal which warrant closer attention are its design and massing and whether these would be in-keeping with local vernacular.  The applicant argues that the roof scape of the approved building appears disproportionately large and thus out of proportion, and if built would not blend with the local vernacular tradition.   That design was considered on its own merits and deemed not to cause significant harm to the visual qualities of the area.  I am of the opinion that the scheme put forward under this application would reflect more the overall proportions/scale of the properties to its northwest which themselves are of two storey construction to an optimum height of approximately 8.3m.  It could be argued that the design is more modern than the previous one in its use of large glazed panels but Committee should remember that the approved design had full height glazing to the whole of its car park elevation and river elevation.  There are other sites in the area where the use of traditional materials and forms have been used in a contemporary style resulting in buildings of distinction, eg Bowland High School.  This building would have a roof with a shallower pitch with the bulk of its massing being the two storey entrance porch.  In terms of long range views of the development, from the south the site is screened by the riverside trees which are the subject of a TPO and thus will be retained.  The plans do denote parking between these trees and the building and should Committee be minded to approve the application appropriate conditions will need to be imposed to ensure that there is no damage caused to their roots through the formation of hard surfaced areas.  In the closer views the observations of the Planning Inspector still hold true, namely:

This building would be seen as part of the developed area of this end of the village.  This is not a notable open space within the village development boundary as the riverside trees and the roadside wall and evergreen trees obscure views across the site. It is not, therefore, seen as part of the riverside ambience nor the local street scene.  From the west the building would be seen from the footpath which runs along the north bank of the river and then turns into Ribble Avenue, but this would be only in very close views, and where the recent housing is also seen.  In wider views, from the west the site would be hidden by trees and the recent housing.  

He accepted that in the immediate locality the new development would be noticeable but did not consider it to be unduly obtrusive or incongruous.  An increase in height of approximately 500mm does not significantly alter this stance and in terms of the visual impact of the development there would not be any significant detriment caused to the visual qualities of the area from the design now put forward.  The potential for light pollution is an issue raised by objectors and again Committee should have regard to the fact that they have already approved a scheme which had full height glass curtain walling on two sides (approximately 3.5m in height).  The key difference would be to the gables where the height of glazed panels is roughly double that approved.  The planting belt to the riverbank would provide some, but not complete, screening and in respect of potential impact on dwellings on The Spinney, there is a distance of approximately 37m between the respective buildings.  Whilst this is sufficient on privacy grounds, I am of the opinion that the final specification of the glass should be reserved for future submission, ie it may be possible to secure tinted glazing.  The objector’s refer to the Inspector’s comments on this matter and whilst he did state that “I agree that there could be a danger that lighting on and around the site might be unduly obtrusive or disruptive” he only considered it necessary to impose a condition for details of any external lighting to be submitted for specific consideration.  On this matter, the applicant’s agent has submitted that the offices would only be occupied during normal office hours and, therefore, it is only likely that any lighting would be seen during the last couple of hours in the afternoon in the darkest months of December and January.  Having regard to these observations I conclude that whilst the use of the building itself will have some impact, in terms of the lighting of the offices this will not be seen in isolation but against the backdrop of the village and the light spillage from dwellings and street lighting already in existence.  The issue of security lighting outside the building has been considered in relation to previous submissions and not held to be so significantly detrimental so as to withhold consent.  The parking area is enlarged from that granted consent previously but the additional area is set tight up against the site wall to East View and its planted boundary and thus not visible in long range views.  

With regard to other matters raised by the Parish Council and objectors that have not already been discussed within this report I will now attempt to address those issues.  Flooding has been raised and the comment that an independent flood risk assessment report be sought.  The Environment Agency have been consulted on this and raise no objection to the development.  A flood risk assessment was submitted with the application and we must be guided by the Environment Agency on this matter.  Indeed when the Planning Inspector considered this issue at the Public Inquiry he concluded that “I consider that the proposed scheme would not exacerbate flooding in the vicinity of Grindleton or elsewhere in the Ribble Valley”.  For these reasons it is contested that the potential for flooding has been fully explored by all parties and should not be material to the determination of this application.  The number/extent of parking provision is questioned and it is evident from the observations of the County Surveyor that this is within the required standards of LCC.  Use of the units will be conditioned to office and no other purpose as has been the case with previous submissions in order to limit potential disturbance to residents of The Spinney.  In terms of landscaping it will be the intention that should Committee be minded to approve the application a condition requiring a detailed landscaping scheme for the site be submitted for consideration and approval by the Council’s Countryside Officer.  Any such scheme would need to provide species appropriate to the area.  Loss of amenity is mentioned by residents and loss of an uninterrupted view of Pendle Hill.  As Committee are aware this is not a material planning consideration, what is within their remit is to consider whether the scheme put forward would prove to be an overbearing/oppressive structure causing significant harm to the amenities of neighbouring dwellings.  As stated the office building will be approximately 37m distance from the nearest dwelling and would not, I believe, prove to be significantly more detrimental than the previous approval to substantiate an unfavourable recommendation on this ground.  In response to possible pollution, I would comment that the Environment Agency have not raised this as an issue.  Finally, reference is made to health and safety issues – in particular the presence of the trans-Pennine ethylene pipeline.  The pipeline operators have been contacted on this matter and have raised no objection.  Nearby residents referred to a previous consultation response from HSE about development needing to be 10m from the pipeline.  It was, in fact, the pipeline operators who made that comment, but Committee should be guided by their most recent observations which were made having seen the plans submitted under this application.  

Therefore, having carefully considered all the above points I am of the opinion that this scheme would not cause significant detriment to highway safety, visual or residential amenity.  The principle of office development, and issues surrounding potential for flooding, have already been established through previous approvals and should be given favourable recommendation. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The premises shall be used for offices and for no other purpose (including any other purpose within Class B1 of the schedule to the Town and Country Planning (Use Classes) Order 1987 or in any provision equivalent to that class in any statutory instrument revoking or re-enacting that Order with or without modification. 


REASON:  The permission granted is for a specific use, and it is considered that other uses within 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.
Details of any external lighting shall be submitted to and approved in writing by the Local Planning Authority before the development hereby permitted commences and the building is occupied.  Development shall be carried out in accordance with the approved details.


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

3.
The site access, car parking and turning areas shall be surfaced or paved in accordance with a scheme to be approved in writing by the Local Planning Authority and there must be no excavations, soil stripping or site grading within the root zone areas.  Therefore, construction of such areas must be above the existing ground level using three components:  a geogrid, an aggregate sub-base and fine gravel.  The car parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan and made available for use prior to first occupation of the building.  The parking and turning areas shall be retained as such thereafter and used for no other purpose.  


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.

4.
Precise specifications or samples of walling, glazing 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. Particular attention will be given to the proposed glazing and possible use of tinted glass to ensure there is no significant adverse impact. 

5.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

6.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through trapped gullies with an overall capacity compatible with the site being drained.


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

7.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


The protection zone 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 considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

8.
Prior to commencement of development a gateway design to the car park shall be submitted to and agreed in writing by the Local Planning Authority and implemented to their satisfaction.


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

9.
Within six months of first occupation of the building, a full travel plan with enforceable aims, targets and penalties for non achievement shall be submitted to and agreed in writing by the Local Planning Authority in consultation with the Highway Authority.


REASON:  To reduce the dependency on the private car and encourage other modes of travel in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

10.
This proposal shall be implemented in accordance with the agents letter received on 18 August 2006 which confirms that the finished slab level of the building shall be 66.5m above AOD as outlined within the submitted Flood Risk Assessment. 


REASON:  For the avoidance of doubt since the proposal was the subject of further clarification in respect of potential flood risk in accordance with Policy G7 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The watercourse adjoining the site is designated a main river and is therefore subject to land drainage by-laws.  In particular no trees or shrubs may be planted, no fences, buildings, pipelines or any other structure erected within 8m of the top of any bank, retaining wall of the watercourse without prior consent.  Full details of such works together with details of any proposed new surface water outfalls which should be constructed entirely within the bank profile must be submitted to the Environment Agency for consideration.  

2.
Due to the proximity of the development to the trans-Pennine ethylene pipeline the developer is advised to contact Huntsman Petro Chemicals (UK) Limited on 01928 512677 on setting up on site.  An inspector will then visit and ensure any precautions required during construction are agreed. 

3.
The applicant’s attention is drawn to the response of the Environment Agency dated 2 August 2006 which recommends the use of SUDs on developments.

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

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

This application was considered by the Committee at its meeting on 20 July 2006.  The majority of the previous report is reproduced below followed by some updated comments, including a brief reconsideration of the issues, and an amended recommendation.

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

	
	
	

	ENVIRONMENT

DIRECTORATE

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



	ENVIRONMENT

DIRECTORATE

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



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



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



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



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



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



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



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

	
	
	

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



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



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


Proposal

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

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

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

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

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

Site Location

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

Relevant History

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

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

Relevant Policies

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

Policy 12 Joint Lancashire Structure Plan – Housing Provision.

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

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Policy ENV21 - Historic Parks and Gardens.

Policy H2 - Dwellings in the Open Countryside.

Policy SPG – “Housing”

Environmental, AONB, Human Rights and Other Issues

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

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

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

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

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

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

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

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

In the original report I concurred with the opinion of the County Planning Officer that this current application is so substantially different from the extant planning permission that it should be considered on its own merits against the presently applicable policies.  I therefore recommended that planning permission be refused for three reasons, in accordance with the County Planning Officer’s consultation response.  

At the meeting, Members were informed of a ‘late item’ letter which had been received from the applicant’s agent in which, amongst other things, queries the objection from County Planning relating to the oversupply issue and that little weight is given to the support from the Garden History Society.

Members resolved on 20 July that a decision be deferred for further consideration/information.

Further consideration has been given to the contents of the agents letter, which was received shortly before the previous Committee meeting, principally in respect of the following matters:

1.
The size and number of units of residential accommodation which could be provided under the extant planning permission compared to what is presently proposed.  

2.
The effects on the historic parkland and the local environmental in general which would result from the implementation of the extant planning permission compared to the effects of the alternative development which is presently proposed.  

In relation to the first of these matters, the size and type of accommodation comprised in the extant planning permission is as described by the applicant’s agent as quoted above (ie total floor area approx 272m2).  In this current application, the proposed manager’s dwelling is a two storey six bedroom detached house with plan dimensions of approximately 16.5m x 16.5m giving a total floor area of approximately 544m2.  Additionally, within the stables building, two bedrooms with bathrooms are to be provided for overnight accommodation only.  Therefore, as with the extant permission, only one dwelling would be provided, with additional overnight accommodation.  The main difference between the two proposals is the much larger size of the dwelling currently proposed.  However, the current moratorium does not in any way restrict an increase in the size of an existing dwelling (or an existing approved dwelling) it only prevents the formation of new residential units.  Having reconsidered this matter, I consider (contrary to the views of the County Planning Officer) that the extant planning permission is a major consideration in the determination of this new application.  As such, the refusal of this current application would not necessarily prevent the formation on the site of one dwelling.  The precise nature of the use of both the dwelling and the overnight accommodation can be covered by an appropriate condition in the event of planning permission being granted.

With regards to the second matter, the impact of the now proposed larger dwelling on the landscape is offset to a considerable degree by the much reduced footprint of the stables building.  Following further consideration, I now consider that the currently proposed stables and dwelling will have a combined impact on the locality which is very similar to the impact which would result from the existing permission.  I also agree with the applicant’s agent that the proposed dwelling is in-keeping with the scale and design of other properties within this development.  

Another major benefit of the current proposal is that it does not involve the formation of gallops within the park, with their associated fencing, which are comprised in the extant planning permission.  This, therefore, represents a major improvement in respect of visual amenity considerations, and is welcomed by the Garden History Society.

Overall, following further consideration, I consider that the implementation of the extant planning permission (which the Local Planning Authority has no powers to prevent) would result in more harm to the appearance of this Green Belt and Historic Parkland locality than the implementation of this current alternative proposal.  Additionally, the current proposal is no different to the extant permission in respect of considerations and policies concerning housing numbers and an identified employment need.  Therefore, subject to appropriate conditions, I now recommend (reluctantly contrary to the views of the County Planning Officer) that planning permission be granted subject to appropriate conditions.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development (which is similar to a development which could be implemented under an extant planning permission) would have no detrimental effects upon the visual amenities of the locality, the amenities of any nearby residents or 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.  This shall include details of the surface materials of the proposed new access road to the stables.


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 Policies G1, ENV4 and ENV21 of the Ribble Valley Districtwide Local Plan.

3.
Precise details of the proposed hay store building, in the form of scaled elevational drawings and details and/or samples of proposed external materials, shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of construction works on this particular building.


REASON: For the avoidance of doubt as these details were not included in the application, and in the interests of visual amenity, in accordance with Policies G1, ENV4 and ENV21 of the Ribble Valley Districtwide Local Plan.

4.
The detached dwelling hereby approved shall be occupied only by the manager of the proposed stud farm and his/her family, and shall not be occupied by any other person or persons except with the prior written permission of the Local Planning Authority.


REASON: To comply with the terms of the application, and because the construction of a dwelling not relating to the associated stud farm business, would, in this Green Belt location, be contrary to Policies G5 and ENV5 of the Ribble Valley Districtwide Local Plan, the Council's adopted Supplementary Planning Guidance: Housing, and Policies 5 and 12 of the Joint Lancashire Structure Plan.

5.
The ‘overnight’ accommodation hereby permitted shall only be used by the owners of individual horses (or other legitimate visitors to the business) as sleeping accommodation on a temporary basis.  This accommodation shall not be used as a permanent residence either by an employee or employees of the stud farm business or by any other person or persons except with the prior written permission of the Local Planning Authority.


REASON: To comply with the terms of the application, and because the formation of a second permanent residence at this site (which would not be essentially required in association with the operation of the business) would, in this Green Belt location, be contrary to Policies G5 and ENV4 of the Ribble Valley Districtwide Local Plan, the Council's adopted Supplementary Planning Guidance: Housing, and Policies 5 and 12 of the Joint Lancashire Structure Plan.

6.
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.

7.
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.

8.
The proposed development shall not commence in any way until the highway works secured on the approval to application 3/01/0672 have been completed in accordance wqith trhe Section 278 Agreement entered into by the applicant and Lancashire County Council as the Highway Authority and been brought into use.


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

APPLICATION NO:
3/2006/0513/P
(GRID REF: SD 6050 3698) 

PROPOSED ALTERATIONS AND EXTENSIONS AT 47 FELL BROW, LONGRIDGE

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One objection has been received.  The next door neighbours at No 48 Fell Brow are concerned at the extent of the proposed two storey extension and the potential loss of light to the rear windows of the property.  In order to construct the proposed extension, a valley gutter is required over the wall of No 48 for which no permission or consultation has been sought.  


Proposal

Planning permission is sought to raise the ridge height of the property from approximately 5.9m to 7.1m and erect a two storey extension at the rear, which will extend across the full width of the rear elevation, project 3.5m to the rear and is 6m in height (to the pitch).  Materials used would match the existing building, ie stone under a slate roof.

Site Location

The property is an end terraced dwelling in a poor state of repair situated on the west side of Fell Brow outside of the Conservation Area.

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 of the development and any effects on residential amenity.  

The design of the proposals is considered acceptable.  The raising of the roof by a little over 1m would not detract from the street scene and the new ridge line of the property would still be significantly lower than that of the terrace of properties to which it belongs.  The form and scale of the rear extension are also in-keeping and construction materials would match existing.  Overall, I believe the proposals would improve the appearance of the building.  

The main issue is the impact on the neighbours, No 46 and 48 Fell Brow.  The agent has submitted a drawing which demonstrates that the proposed two storey extension complies with the BRE 45o rule on loss of light in respect of No 48 Fell Brow.  This neighbour has a single storey rear extension as have other properties along the row.  The dwelling on the other side, No 46 Fell Brow, is further away from the proposals, there being a gap of approximately 4m between the two properties.  In addition, No 46 is to the south of the application building and should not therefore suffer any significant loss of sunlight.  A bathroom window proposed to the gable end, which will face on to No 46, would be obscure glazed.

In summary, I consider that the proposals are acceptable having regard to visual and residential amenity 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 10 August 2006.


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

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


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

3.
The bathroom window to the side elevation at first floor level shall be obscure glazed of a type to be agreed in writing with the Local Planning Authority before development commences 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”.

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 22 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: 3/2006/0549/P
(GRID REF: SD 7893 3600)

PROPOSED REPLACEMENT OF DWELLING (RELATES TO EXTENSION OF FIRST FLOOR FLAT INTO REST OF PROPERTY APPROVED UNDER PLANNING REFERENCE 3/06/120/P) AT RED ROCK INN, SABDEN ROAD, SIMONSTONE

	PARISH COUNCIL:
	Raise the following concerns.  



	
	1.
	Objections have been raised to the demolition of the Inn which is an old traditional building of old converted cottages.



	
	2.
	Size of the proposed building not in keeping with Policy H14. The increase in the volume of the new building is 30% above the volume of the existing buildings on site (though some of the drawings appear not to be to scale and incorrectly titled).



	
	3.
	The new location being on higher land will make the buildings a more prominent feature of the landscape. 



	
	4.
	The materials to be used are not in sympathy with local buildings many of which are listed.



	
	5.
	Local stone or recycled local stone would be more in keeping. 



	
	
	

	
	6.
	Following on from item 2 above, the area of buildings has been measured and the volume of the new build appears to be 27% over the volume of the existing buildings on site.  The volume of the garage appears not to be included in the equation contained in the statement alluding to a 13% increase.



	NEARBY RESIDENTS:
	No comments received.


Proposal

This application details the proposed demolition of the Red Rock Inn and replacement by house and garage.  The dwelling would have overall approximate dimensions of 15m x 9.3m x 9.1m in height constructed of sandstone under a slate roof.  It would have a porch positioned centrally on its front elevation with a conservatory to its rear some 4.6m x 3.4m x 3.5m in height. It would be set back approximately 3m from the front building line of the existing property with a detached garage to its south measuring approximately 5.9m x 5m x 4m to the apex of its pitch being constructed of materials to match the dwelling.  

Site Location

The property lies to the east of Sabden Road outside any defined settlement limit within land designated open countryside.  It comprises the former Red Rock Inn, it’s beer garden and extensive car park.  

Relevant History

3/2006/0120/P – Change of use of public house to residential to allow extension to first floor flat into rest of property, use of car park as residential curtilage.  Approved with conditions 12 April 2006.

3/05/0205/P – Conversion of present licensed public house into two separate cottages on ground floor and first floor levels each with separate front and rear access, car parking to be allocated to each cottage within the present public house car park adjacent to the premises.  Refused.  Appeal dismissed.

3/05/0143/P – Three taxi cabs to use part of the existing car park separate to existing business office on first floor of Red Rock Inn.  Approved with conditions 13 May 2005.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Interim SPG Housing Policy 12 Housing Provision Joint Lancashire Structure Plan.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are compliance with plan policy and visual amenity.

Consent has been granted previously for the extension of the upstairs flat into the remainder of the building under 3/06/0120/P as it had been proven previously under 3/05/0205/P that sufficient attempts had been made to sell the business as a going concern with no interest shown and this would not add to the existing housing over supply – there already being self-contained living accommodation on site.  Therefore, the key policy to assess this application against is H14 which concerns itself with replacement dwellings outside settlement areas.  In particular it states that:

(ii)
The impact on the landscape will be assessed in relation to that of a new dwelling.  As such very careful consideration to design and materials must be made.  In addition, excessive increase in the size of property will not be permitted.  
In terms of size the present building is two storey in nature with a detached cellar building to its rear.  The combined floor space of these built forms is approximately 316m2 compared with 33m2 for the replacement dwelling and detached garage.  Thus, in terms of size increase, notwithstanding the comments of the Parish Council, this is minimal when viewed purely in terms of floor space and I believe within the limits of plan policy.  In terms of the materials, the house and garage will be constructed of sandstone but prior approval of the final details of stone work can be conditioned should Committee be minded to approve the application.  The present building is set on the pavement edge with the plan showing the footprint being relocated 8m back into the site.  I do not consider that this would have an adverse impact on the visual amenity of the area with this layout meaning the dwelling would have a better visual relationship within the existing curtilage in which it is set.  The former beer garden and pub car park being used as domestic curtilage, the principle of this already having been established under the previous application.  I note the observations of the Parish Council regarding the new location being on higher land thus making the building more prominent, but again do not consider this to have a significantly detriment impact on the visual amenities of the area.  In response to comments regarding the demolition work itself, Policy H14 does not preclude the loss of traditional buildings and should Committee feel strongly about this it may be something which needs to be considered as part of the LDF process which should not unduly influence this decision.   

Therefore, having carefully considered all of the above I am of the opinion that the scheme accords with plan policy and should be given favourable consideration.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


REASON:  In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance.

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


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

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 extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H14 of the Ribble Valley Districtwide Local Plan.

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


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


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

5.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 19 July 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:
3/2006/0564/P
(GRID REF: SD 7393 3832)

PROPOSED CONSTRUCTION OF FOOD SERVICE DISTRIBUTION FACILITY AND ASSOCIATED OFFICES AT BARROW BROOK BUSINESS PARK, BARROW

	PARISH COUNCIL:
	No objection in principle and welcomes some development on the site at last.  However, lack assurances on the following:

	
	1.
	That the main drainage from Barrow is insufficient to cope.



	
	2.
	That any future direct access to the site in Barrow village will continue to be refused. 



	
	3.
	The landscaping development on the western side will be sufficient to screen it from properties in Barrow both visually and audibly.  Will the existing mound  be properly  landscaped and maintained?  Also concern about reference to road markings showing possible future access.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	No objection in principle to the development subject to compliance with the Council’s policies in relation to planning applications.

The principle of development on this site was accepted when planning consent was granted for the whole complex with all vehicular access from the A59. The access to the A59 has been constructed to adoption standards and the A59 dualled between Bramley Mead roundabout and the A671 Clitheroe roundabout. The pedestrian/cycle link to Barrow Village centre is currently being constructed from the existing spine road. 

The proposed development is therefore acceptable from the highway safety aspect providing the extension of the spine road from the internal roundabout to the site entrance is constructed to full adoption standards before the site is first brought in to use. This road however cannot be formally adopted until the existing spine road becomes the responsibility of the Highway Authority. David Law at our Hyndburn office is currently looking after all S38 Agreements in Ribble Valley and can be contacted on 01254-56-247. 
Any gates erected at the site access must either be set back 15m from the road edge so that a vehicle arriving can stand clear of the highway whilst waiting for them to open or the gates must be locked fully open at all times the premises are in use.


	
	 I should be grateful if you would consult with our structure group for advice regarding compliance with the LCC policy document on Planning Obligations and developer contributions.



	COUNTY PLANNING:
	No observations at the time of preparing the report. 

	
	
	

	ENVIRONMENT AGENCY:
	No objection subject to imposition of appropriate conditions which relate to the implementation of a surface water regulation system and details of oil interceptors being installed on site.  

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	One objection has been received which relates to the following issues:

	
	1.
	The operation of a distribution centre is a change of use from office and service space use, even a moderate industrial use which would involve larger vehicles making deliveries, as well as smaller vehicles running out from the distribution centre.  Consider that the type of operation would be better suited to an industrial estate.  Believe that the existing site is tended to be conducive to investment in office development to a high standard rather than developments of this nature.  



	
	2.
	If minded to approve, consider that specific conditions should be imposed to prevent parking of commercial vehicles who are visiting and departing from the site              so as to minimise impact on the road network.  Consider that the operation of regional distribution centres often lead to congestion  traffic both inside and outside the site and this could be a substantial problem in a small business park.  


Proposal

This application seeks detailed consent for the erection of a food service distribution facility and associated offices on part of the former Barrow Printworks site now known as Barrow Brook Business Park.  The building is approximately 3000m2 floor space of which approximately 500m2 is for office use.  The building measures approximately 68m x 42m with a projecting office bay.  The maximum height which relates to the distribution and storage area is nearly 12m with the highest part of the office building being approximately 9m.  The site provides for 27 car parking spaces as well as areas for lorry loading bays and parking areas.  The proposal is to be constructed of cladded material with a mixture of colours incorporating green detailing and a sort of goose wing grey as a roofing material, Merlin grey trims and a hamlet which is a light brown colour as part of the cladded area.  There is to be a glazed two storey entrance area for the office part of the site and there is to be four main loading bays which will have a different colour for the door openings.  The building has been designed to create visual interest in the forms of overhanging eaves details, a significant element of glazing, as well as exposed metal work to break up the mass of the building.   

Site Location

The location is the former Barrow Printworks now known as Barrow Brook Business Park and access to the site is from the A59.  Access to this part of the site will be from the existing roundabout and there will be an internal road to serve this part of the development.  The land in front of the site is available for office development and the landscaping mound is to be retained which is to the east of the site.  

Relevant History

3/89/0405/P – Outline development for 19 hectare site for offices – light industrial use.  Approved with conditions.

3/96/0478/P – Modification of condition 1 of 3/93/0316 to extend the period of application reserved matters for six years.  Approved. 

3/02/0878/P – Reserved matters application for siting and design of external appearance of office blocks.  Approved. 

3/03/0626/P – Reserved matters for siting design of external appearance of office blocks.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

Members will be aware that detailed consent exist for office development on this site and as such, this would be a deviation from the existing consent which relate to office and high tech facility.  It is clear that notwithstanding the consents for the original site which was light industrial and hotel and conference, this application needs to be considered on its individual merits and have regard to considerations such as visual impact, highway safety and the appropriateness of such a use.  

It is evident from the comments from the Forward Planning Manager that this type of use is considered suitable for this site.  The proposal has been modified following pre-application advice and the design of the building has been altered to give a more modern appearance and is of higher quality in design terms than ones located in general industrial sites in this locality.  

In addressing the concerns of the Parish Council, it is evident that in relation to drainage matters the Environment Agency raised no objections subject to adequate conditions and also the previous consent for offices and light industrial use would have had regard to the drainage requirements.  In terms of access to the site, this scheme does not permit any vehicular access from Barrow village and therefore would safeguard the views of the Parish Council.  In relation to the landscaping, the earth mound is to be retained and the Countryside Officer is satisfied that although some trees will be removed at the rear of the building, that adequate landscaping exists and subject to appropriate conditions that would not be unduly prominent.  

It is noted in the letter of objection that one of the concerns relates to the possible problems with deliveries on site leading to vehicles parked on the adjoining highway.  The applicant has indicated that currently suppliers are instructed to book their deliveries in by telephone in advance which would enable deliveries throughout the day to be staggered.  They do indicate that occasionally they can have up to four vehicles arriving at once but this new depot would be able to accommodate at least four articulated vehicles within the yard perimeter simultaneously.  They are willing to put a sign at the entrance instructing delivery vehicles not to part on the road outside and to drive off and return.  They also state that they provide a very quick turnaround for delivery vehicles – an average of 15-20 minutes drop so would not anticipate significant waiting time and subsequent queuing.  I am satisfied with this situation and it is noted that the Highway Authority does not object to the scheme.  

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 Policies 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 being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained.  Roof water shall not pass through the interceptor.


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

4.
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.

NOTES

1.
Recommend that the service water attenuation should be by the use of SUDS (sustainable drainage system).  This will not only attenuate the rate of service water to discharge the system but help improve the quality of water.  They can also offer other benefits in terms of promoting ground water recharge amenity enhancements. This approach involves use in a range of techniques including soakaways, infiltration trenches, permeable pavement, grassed swales, ponds and wetlands. 


Recommend that any SUDS should be carried out in accordance with the latest sustainable urban drainage systems as specified in sustainable urban drainage systems best practice and sustainable drainage systems hydraulics structural water quality advice.  Appendix E in sustainable urban drainage system design for England and Wales and the interim Code of Practice for sustainable drainage systems.  The interim Code of Practice provides advice on design adoption maintenance issues and a full overview of techniques and guidance on SUDS.  


It is available on the Environment Agency’s website at www.environment/agency.gov.uk  and Ciria’s website at www.ciria.org.uk. 

APPLICATION NO:
3/2006/0568/P
(GRID REF: SD 6655 3046)

PROPOSED DETACHED GARAGE AT WHINNEY LANE FARM, WHINNEY LANE, MELLOR

	PARISH COUNCIL:
	No comments received. 

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received which raises the following concerns:



	
	1.
	The garage entrance would open on to an exit from adjacent land posing possible safety issues.



	
	2.
	Loss of view.



	
	3.
	Devaluation of property.


Proposal

Consent is sought for a detached garage having approximate dimensions of 3.6m x 7.3m x 3.2m to the apex of its pitch being constructed of stone under a slate roof.  It will be set to the south west of the property on land that is a sheltered grassed area under a tree canopy.  

Site Location

Whinney Lane Farm lies to the west of Whinney Lane within greenbelt.  The site comprises the original farmhouse with two properties, the result of barn conversions of which this is one.  An access road leads up to the rear of the dwellings with the first unit having a detached garage, this middle unit having outside parking and then a gateway leading to the rear of Spout House and its garage to the north.  The garage proposed is set at 90o to that gateway.

Relevant History

3/01/0807/P – Erection of garden walls and fence.  Approved 8 November 2001.

3/99/0741/P – Conversion of two former barns and shippons to dwellings.  Resubmission.  Approved with conditions 30 November 1999.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the visual impact of the works involved and whether there would be any significant effect on surrounding amenity.  

In terms of visual impact of the works, when viewing the rear of these buildings from Whinney Lane, the dominant features are the existing garage to the bottom unit with two mature Sycamore trees in the background.  The proposed garage would actually be set between these two trees but given the respective land levels, the roots should not be significantly affected by any construction works as they are considered to pass under and not through the site.  The structure would be seen as being part of the existing complex of buildings on the overall site and would not appear unduly dominant or out of keeping.  

In respect of potential impact on neighbouring properties, the points raised by the objector concerning effect on house price and loss of view are not material planning considerations.  I have discussed the potential safety issues raised with the County Surveyor who was advised that given the slow speeds that vehicles are moving, there should not be any significant risk involved.  The area in question already has vehicles manoeuvring both into the existing garage and parking spaces for this property as well as providing an access way through to Spout House.  For these reasons he would not raise any objections to the scheme as put forward.

Therefore, having carefully considered all the above, I am of the opinion that the garage would not prove significantly detrimental to vehicle safety or the visual amenities of the area, nor would it prejudice the openness of this greenbelt area of the borough.  It is set roughly 30m from the nearest property and given the respective land levels, would not prove to have an overbearing influence on those properties.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The garage shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


REASON:  In accordance with Policies G1 and ENV4 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance given the location of the property in the Green Belt.

2.
Prior to commencement of any site works a tree protection monitoring procedure including a timescale for site visits and remedial tree works shall be agreed in writing with the Local Planning Authority.


REASON: In order to ensure that the tree affected by development and considered to be of visual historic value is afforded maximum physical protection from the adverse affects of development in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

3.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services the tree identified [Sycamore Acer pseudoplatanus) on the approved plan 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 an area not less than 4m [the area of the root soil environment] measured from the trunk 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 4m protection zone, in addition no impermeable surfacing shall be constructed within the 4m 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 the tree affected by development and considered to be of visual historic value is afforded maximum physical protection from the adverse affects of development in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

4.
 The proposed garage shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

APPLICATION NO: 3/2006/0571/P
(GRID REF: SD 7427 4217)

PROPOSED CONVERSION OF EXISTING GARAGE OFFICE AND WORKSHOP FOR USE AS A GRANNY FLAT AT 27 RAILWAY VIEW ROAD, CLITHEROE

	TOWN COUNCIL:
	Objects to the application on the ground that the proposed development is contrary to Ribble Valley Borough Council’s current moratorium on the construction of housing, apart from social housing.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.


Proposal

A change of use of the existing builders office, workshop and garage is proposed to provide a granny annex.  The building in question is detached from the main dwelling with a narrow passage between the two and it is within the curtilage of the main dwelling.  The office, workshop and garage have not been used in a commercial sense for a number of years.  The new accommodation would include a dining area/lounge, bedroom and a kitchen and a bathroom.

The only external alterations to the building involve changes to the positions of window and door openings.

Site Location

The property is situated on the western side of Railway View Road, with a service road to the side of the building linking Railway View Road and Chester Avenue and the railway line is immediately to the rear. The proposed granny flat is L-shaped in floor area, has a flat roof and is render finished.

Relevant History

3/98/0668/P – Extension to existing dwelling and change of use.  Approved with conditions 10 November 1998.

3/92/0153/P – Demolition of offices, garages and workshop.  Construction of 8 number dwellings.  Approved with condition 8 September 1992.

Relevant Policies

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the principle of the conversion and compliance with Local Plan Policy H9, the implications for residential amenity and any impact on the appearance of the area.  In highway safety terms, the proposed granny flat is unlikely to result in any significant increase in traffic generation and there is already ample off-road parking at the property.

There are no residential properties within very close proximity of the application building and the occupation of it as a granny flat is unlikely to have any tangible effect on residential amenity.  The alterations to window and door openings to provide more practical living accommodation would not have any significant visual impact.

In my opinion, the principle of the proposal is acceptable.  Whilst there is no linking doorway between the proposed granny flat and the main dwelling, the two buildings are very well related and the granny flat is within the curtilage of the main dwelling.  The accommodation provided is of a modest scale, which complies with the terms of Policy H9.

In summary, I do not consider that the proposal is contrary to the Council’s current moratorium on residential development as the building would be used as ancillary residential accommodation.

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 or be to the detriment of highway safety.

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

1.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.


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

APPLICATION NO:
3/2006/0578/P
(GRID REF: SD 360202 437046)

PROPOSED single garage and utility extension AT 27 BEECH DRIVE, LONGRIDGE

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection raised by a neighbouring property. Objections are based on the following points:

· Highway safety

· Boundary

· Damage to property during construction

· Loss of light

· Drainage


Proposal

The application is for a single detached garage and utility room being 4.2m wide and 5.5m long. It is proposed to have a pitched roof and will be 4.2m at the highest point. 

Site Location

The site is in a residential area of Longridge.

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 with this development are loss of light, design and the size. It would cause minimal loss of privacy to neighbouring properties, due to there being no side windows. 

There would be minimal loss of light as the proposal is single storey. There is a drop in land level at the neighbouring property, however even when bearing this in mind, there would still be minimal loss of light caused. 

The size and design is acceptable and as there are other garages in the street and there would be no detrimental impact caused to the surrounding area in allowing this development. There are effective boundary treatments in place and the development would cause minimal issues.

Taking into account the neighbouring comments, the county surveyor has raised no objections to the development. It would reduce on-street parking, making the road safer. In terms of reducing visibility, the garage is set back from the road and would not, in my opinion, reduce visibility when exiting the site. 

As previously mentioned, loss of light would be minimal and not sufficient to warrant a refusal.  Land ownership, damage to property during construction are non-material considerations and cannot be considered as part of the planning 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. 

APPLICATION NO: 3/2006/0588/P
(GRID REF: SD 374524 437427)
PROPOSED Two storey extension with associated structural alterations at Glebe Cottage, Old Back Lane, Wiswell.
	PARISH COUNCIL:
	Object to the proposal on the basis that the design is not in keeping with the original cottage and surroundings, and that the removal of the garage would encourage parking on the street.

	
	
	

	NEARBY RESIDENTS & STATUTORY ADVERTISEMENT:
	Five objections received.  Objections are on the basis that the development would not be in keeping with the Conservation Area and would result in an over development of the site.  Loss of privacy has been raised as an issue by the implementation of the first floor dormers to rear.  Loss of light.  Loss of garage would encourage on-street parking.

	
	
	


Proposal

The proposals are for a two storey side extension and a first floor extension to the rear above the kitchen. The proposals also incorporate changing the roof of the existing house from two pitched roofs and a flat roof to the middle; into a pitched roof to the south elevation with the gable facing west, with a pitched roof hipping in at a right angle with a gable facing north. There are two dormer type windows proposed to the rear of the house where the first floor extension is proposed, with two velux roof lights into the roof. 

Site Location

The site is in the centre of Wiswell.

Relevant History

None relevant.

Relevant Policies

Policy G1 – Development Control.

Policy H10 – Residential Extensions.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this proposal are the impact on the street scene and Conservation Area, the design and size on the proposals, and the impact on neighbouring properties.

There are no significantly close neighbours to the sides and therefore there would be minimal neighbouring impact. Although, there is a neighbouring property to the rear that has a ground floor level window to the side elevation, which overlooks the garden of Glebe Cottage and could be impacted by the first floor extension. However, this impact would be negligible and would not justify a refusal, due to the distance separating the properties and the use of the proposed rooms, being bathrooms.  Therefore obscure glazing would be implemented.

The size is acceptable as the two storey extension is in proportion with the existing house and the first floor extension to the rear is of no significant detrimental impact.  The extensions are of a significant size but they will not form a detrimental feature to the existing house and would not over-develop the site.

The changes to the roof will make the house appear more aesthetically pleasing as currently there is a flat roof element to the roof, which appears unattractive within the Conservation Area.

The designs of the proposals are acceptable and would cause minimal harm to the surrounding area or detriment to the street scene.  There is a mixture of house types and styles on the road, and the designs of the house would, in my opinion, improve the street scene. 

Taking into account the neighbouring and Parish Council’s objection in relation to the removal of garaging, there is enough off street parking available at the front of the site to accommodate two cars.

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 windows on the south west elevations 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”.

2.
The Willow tree to the north-west of the site shall be protected in accordance with BS5837 (Trees in Relation to Construction) and Ribble Valley Borough Council's guidelines for the protection of trees and woodlands on development sites.


Any tree works required in the form of tree surgery/pruning must be in accordance with BS3998 for tree work and shall not be carried out without prior consultation with and written consent from the Local Planning Authority.


REASON:  To ensure that existing trees are adequately protected during construction in the interests of the visual amenity of the area in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2006/0603/P
(GRID REF: SD 376321 434880)

PROPOSED Amendment to approval 3/2005/0571 for extension on south elevation of detached garage (re-submission) at Hammond Field, Hammond Drive, Read
	PARISH COUNCIL:
	The Parish Council has viewed the planning application and has the following observations to make:

1. The amended proposal is to extend the garage into a dwelling and the Parish Council understands that the Borough Council currently has a policy in place allowing only affordable housing or holiday cottages to be built;

2. Building has already commenced prior to permission being granted.


	NEARBY RESIDENTS:
	Three letters have been received with concerns regarding the application, two from nearby residents and one from the Leader of the Council. The following points have been made:

· It is noted that the original extension to the garage is to now become a dwelling, and due to the current moratorium on house building in the Ribble Valley cannot understand why work has already commenced, when other schemes are being turned down in the Borough?

· Building work is progressing seven days a week and is a nuisance.

· If the application is passed, it is requested that permanent exterior lighting at night is excluded, although lighting with sensors is acceptable.




Proposal

The proposal is for an amendment to a previously approved extension to the existing garage that was proposed in order to create annex accommodation for the property.
Site Location

The application relates to a large detached dwelling outside the village boundary of Read, on land designated as open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2005/0571 – Small extension on south elevation of detached garage within the boundaries of the main dwelling for domestic use – Granted Conditionally.

3/1998/0830 – Erection of Swimming Pool Building with link to existing dwelling – Granted Conditionally.

3/1998/0528 – Proposed internal alterations, extension to garage, tennis courts and change of use to dwelling – Granted Conditionally.
Relevant Policies

Policy G1 - Development Control.
Policy ENV3 - Development in Open Countryside.
Policy H9 - Extended Family Accommodation.
Policy H10 - Residential Extensions.
Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previously approved extension to the existing detached garage and various internal alterations to the garage to create extended family accommodation for an elderly relative. The alterations to the new extension include an increase in width from 4.2m to 5m, and increase in depth from 6.2m to 7.05m and an alteration in the shape of the roof over it from a gable end to a hipped roof to match the existing garage. As such, it is considered to have been designed to match the current style of the house and garage, and the materials will ensure the proposal is in keeping with the surroundings.

Policy H9, with regards to extended family accommodation, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

(a)
the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and

(b)
the extension provides only a modest level of accommodation.

Bearing this in mind, it is considered that the size of the proposed elderly accommodation is modest with regards to the amount of liveable space provided, and due to its location on site it could be easily be classed as a use ancillary to the use of the main dwelling or integrated into the main dwelling/garage.

With regards to the effect on visual and residential amenity, the property is set in extensive grounds with the nearest properties being approximately 40 metres to the north and north east, and the nearest others are over 100 metres away. As such, I am of the opinion that the surrounding dwellings would not suffer adversely from the proposal due the distance between them, and due to the substantial tree coverage which screens the site, there will be no visual harm caused to the detriment of the surrounding countryside.

With regards to the concerns raised, firstly the application is for design amendments to a previously approved extension for annex accommodation and not for use as a separate dwelling, and as such, there are no issues with regards to the current housing moratorium in the Ribble Valley. Secondly, with regards to external illumination to the property, formal planning consent is not required and therefore a condition excluding any external lighting cannot be considered as viable from a planning point of view. 

Therefore, bearing in mind the above comments, the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:

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 development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.


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

APPLICATION NO: 3/2006/0608/P
(GRID REF: SD 7462 4210)

PROPOSED CHANGE OF USE OF BEDROOM TWO TO A HEARING AND DISPENSING ROOM AT 56 YORK STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Consultation response awaited.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received with the following points raised:



	
	1.
	The answer to question 21 (does the proposal involve the use or storage of hazardous materials?) is no but batteries are toxic.



	
	2.
	The neighbour has noticed an increase in all types of vehicular noise related to the dental practice.  If parking bays are placed on the opposite side of the road (in the location shown on the Lancashire County Council residents parking proposal) some of this noise will be further away and speeding noise will be reduced.


Proposal

This planning application details a change of use of one of the bedrooms in the mid-terraced stone property into a hearing and dispensing room (audiologist).  The rest of the property is already in use as a dental practice, permission having been granted for that change of use under planning approval 3/2005/0121/P.

Site Location

The property is located on the east side of York Street, opposite Clitheroe Royal Grammar School within the Clitheroe Conservation Area.  In addition to neighbouring dwellings on both sides, there are neighbouring dwellings at the rear on Waterloo Road.

Relevant History

3/2005/0121/P – Change of use from residential to residential/dentist surgery incorporating two rooms on the ground floor and two rooms on the first floor.  Approved with conditions on the 31 March 2005.

Relevant Policies

Policy G1 - Development Control.

Policy G8 - Environmental Considerations.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider is the impact on residential amenity as a result of patients visiting the premises by car or on foot and any resulting disturbance to the neighbours.  I note the point made by the neighbour about possible toxic waste but I am of the opinion that this is not a planning consideration.  An Environmental Health Officer has examined the application and has no concerns.

As the rest of the property is in use as a dental practice, the use of the small front bedroom for the purpose proposed would have little additional impact on residential amenity from the comings and goings of patients.  The site is within the town centre and York Street is generally a very busy street.  The limited number of patients visiting the premises would not, in my opinion, result in significant disturbance to neighbouring dwellings.

With regard to parking provision, there are numerous parking spaces along York Street and the proposal would not result in a significant increase in traffic generation.  The County Surveyors comments are awaited, but will be reported verbally to Committee.  The County Surveyor previously raised no objections to the dental practice as the site is within the town centre and is accessible by public transport.

Therefore, subject to an appropriate opening hours condition, consistent with the previous consent for the dental practice, 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.
The use of the premises in accordance with this permission shall be restricted to the hours between 0830 to 1800 on weekdays and there shall be no operation on Saturday’s, Sunday’s or Bank Holidays.


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

APPLICATION NO: 3/2006/0614/P
(GRID REF: SD 381236 443226)
PROPOSED Amendment TO HOLIDAY LET COTTAGE of previous planning approval ref. 3/2001/0842/P to include proposed extension and alterations at Brownlow Cottage, Brownlow Farm, Twiston.
	PARISH COUNCIL:
	No comments at the time of preparing the report.

	
	
	

	NEARBY RESIDENTS:
	Two letters of objection received from neighbouring properties. The first objection is on the basis that they haven’t been able to view the plans and are concerned that an extension would create more accommodation, traffic and cause wear and tear on the existing driveway. 

The second objection is on the basis that another room is being created in the roofspace, therefore increased noise, nuisance and traffic.  Also object to the impracticality of the vehicular access and access rights/covenants restricting the use of the holiday cottage. 


Proposal

The proposal is for a two storey extension to the side of the barn, forming an entrance lobby and stairs to the second floor. It is proposed to project 3.9m from the side elevation and will be 6.2m long. It will be set back from the front elevation and will have a pitched roof, similar to the existing, however at a lower height. The extension is proposed to have fully glazed elevations; with the gable being is stone.
Site Location

The site is close to a small group of dwellings, however it is rural and not close to a settlement. It is within the AONB and close to a small stream. The site is on a hillside and not visible from the road or any major vantage point.

Relevant History

3/2001/0842 - Renovation of existing redundant building into a holiday cottage  - Approved.
Relevant Policies
Policy G1 – Development Control

Policy RT1 – General Recreation and Tourism Policy.

Policy ENV1  - AONB.

Environmental, AONB, Human Rights and Other Issues

The conversion of the derelict building to a holiday cottage has already been approved in 2001. The proposal is to add a two storey side extension to the barn. 

Works have not commenced on the barn as yet, and the permission will lapse in November 2007. 

Although there may be some impact caused by vehicular movements, the design changes has no further impact.  I consider that the alterations are acceptable, as they would not detract from the main building.

The main issue to consider is the design of the proposal. The design incorporates fully glazed elevations and is of a modern style. It would be set back from the front elevation of the building and also is set into the hillside; as the land slopes steeply upwards to the side of the building where the extension is proposed. 

Although, the design is significantly glazed, the extension would not detract from the original form of the building nor the AONB, neither would it form a detrimental feature to the future use as a holiday cottage. 

The addition would be of a similar feature seen on rural buildings and is a well-designed feature. The scheme would result in the renovation of a rural derelict building for tourism use.

Taking into account the neighbouring concern, the extension will not form any extra living accommodation. The extension will incorporate a lobby, entrance porch, and stairs. Internally there will be an extra bedroom created in the roof space, although this would not cause a significant impact in relation to traffic increases or neighbouring noise/disturbance. 

Wear and tear to a shared driveway cannot be taken into account, as it is not a material planning consideration. 

The access has already been granted planning permission under the previous application.  Therefore, the issue of the ‘impracticality of the access’ cannot be taken into account as the current planning application does not concern the access. 

Any access rights/covenants are a civil matter and cannot be considered as a material planning consideration.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission is GRANTED subject to the following conditions:
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.
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.

3.
This permission shall relate to the revised site plan received on 4 September 2006.

 
REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interest of safeguarding the open countryside.

4.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


This permission shall relate to the Section 106 Agreement dated 20 November 2002 submitted under application 3/2001/0842.


REASON:  Since the Local Planning Authority would not normally allow a residential dwelling in this location.

APPLICATION NO:
3/2006/0620/P
(GRID REF: SD 8325 4665)

PROPOSED APPLICATION FOR THE UTILISATION OF A PREVIOUSLY UNUSED AREA OF TODBER CARAVAN PARK TO ACCOMMODATE 22 TIMBER CLAD TWIN UNITS WHILST MAINTAINING THE APPROVED MAXIMUM OF 306 ON THE SITE AT TODBER CARAVAN PARK, GISBURN

	PARISH COUNCIL:
	Object for the following reasons:



	
	1.
	No reference in the application to the permitted occupancy period.  To withdraw this objection the Parish Council would wish to see 8 months as a maximum period.

	
	2.
	The application makes no reference to how the proprietors intend to stay within the current permitted maximum of 309 units.  If these units are extra, there must be extra traffic flows (Question 20).  There must be no overall increase to the number of units allowed on the site.



	
	3.
	(Question 19).  Only one parking space for each unit shown on plan.  The Parish Council think it most likely that there will be more cars than this on average and there needs to be an indication on the plans where these extra vehicles will be accommodated.  Object because parking provision is inadequate.



	
	However, the Parish Council feel that woodclad vans look better than white metal ones and would like to see more vans replaced in this way.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No formal observations received at time of report preparation but has informally expressed the view that there would be opposition to any increase in the scale of development above that already approved. 



	NEARBY RESIDENTS:
	Two letters of objection have been received which raise the following points:



	
	1.
	The new units are being advertised before the application has been determined.



	
	2.
	Reference to how the site owner sells the caravans on site.



	
	3.
	The site is unsuitable for further development due to an inadequate electricity supply.



	
	4.
	The water and sewage systems are inadequate.



	
	5.
	Access would be via a new roadway through the middle of the existing playing field which could be a hazard for children.



	
	6.
	This will be another excuse to increase site fees.


Proposal

Consent is sought to further rationalise and improve the facilities and accommodation on Todber Caravan site by allowing a previously underused section of the part to accommodate 22 timber twin static units.  It is still proposed to limit the total number of caravans permitted on the site to 306 (as permitted under a previous approval) and thus the owners will need to identify 22 caravans from elsewhere within the site to be removed.   Each unit will be served by a single car parking bay with an existing rough made single track internal roadway being marginally widened to approximately 5m.  A 5m planting strip is shown along the site’s southern boundary with individual standard trees planted throughout the area identified in this application.  

Site Location

The caravan site is situated to the north east of the A682 within land designated open countryside.  The land subject of this application is within the overall established site are to the east of the clubhouse.  

Relevant History

3/05/0289/P – Proposed extension to operating period to allow for use of the site to 10½ months each year running from 1 March to 15 January.  Approved with conditions 26 July 2005.

3/04/0287/P – Variation of planning condition restricting occupancy of site.  Withdrawn.

3/99/0662/P – Change of use of part of caravan park from touring caravans to static holiday homes.  Approved with conditions 4 November 1999.

3/78/0164/P – Proposed site for touring caravans.  Approved with conditions 6 July 1978.  

B0281 – Extend exiting caravan park.  Approved 30 January 1974.

B01806 – Extend caravan site.  Approved with conditions 27 July 1972.

B01609 – Extend caravan site.  Approved with conditions 25 February 1971.

B01318 – Layout of caravan site.  Approved with conditions 26 March 1968.

B01215 – Proposed caravan site.  Refused.  Appeal allowed. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

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

Policy 1 – General Policy - Joint Lancashire Structure Plan.

Policy 5 – Development outside of Principal Urban Areas – Joint Lancashire Structure Plan.

Policy 12 – Housing Provision - Joint Lancashire Structure Plan.

Policy 19 – Tourist Development - Joint Lancashire Structure Plan.

Interim SPG: Housing.

Environmental, AONB, Human Rights and Other Issues

Key matters for consideration in the determination of this application are the principle of the development, its likely visual impact and whether there would be any adverse impacts on highway safety as a result of the scheme’s implementation.

In assessing the principle of the extension proposed, it is important to have regard to the fact that the land in question already forms part of the overall caravan site’s ownership.  It is presently grassed with some trees in situ with the land falling away to the north towards the existing caravans on site.  The applicants have stated that it is not the intention to increase the overall numbers on site but remove the equivalent number of any degraded or unsatisfactory caravans/pitches, thereby reducing the density on the existing developed parts of the site.  Policy RT5 of the Districtwide Local Plan is generally supportive of such proposals subject to the caveat that the development would not be intrusive in the landscape.  This proposal does incorporate a detailed planting scheme to strengthen the site’s southern boundary and has been devised following consultation with the Council's Countryside Officer who is satisfied with the scheme now put forward and this will in turn help reduce the visual impact of the works proposed.  There is no denying that this scheme will have some visual impact but I am satisfied that the landform on approach from the south will limit potential views.  From the north the new cabins will be seen in conjunction with the remainder of the site with the planting scheme softening the views from this direction.  In my opinion, the visual impact of the works proposed would not be so significantly detrimental as to warrant an unfavourable recommendation.  

In terms of the highway safety implications of the development, I am mindful of the observations of the County Surveyor reported at the beginning of this report, but the overall site numbers will not increase as a result of this development.  Should Committee be minded to approve the application, I would recommend that conditions be imposed requiring precise details of the vans to be removed from elsewhere on site prior to any work commencing in connection with this planning application, and that prior to the new units being positioned on site, the 22 identified to be removed are indeed done so and an inspection be made by an officer of the Council to ensure this has been done.

In response to the comments made by the Parish council, Planning and Development Committee have already accepted the principle of 10 months and 6 days occupancy under 3/05/00289/P and this would apply to this section of the site for consistency.  One parking space is considered sufficient for each unit and comments by objectors about electric, water and sewage are site licence issues – colleagues in environmental health are in discussions over compliance with site licence conditions and it is understood that the site owners have hired consultants to provide the necessary information.  

Therefore, having regard to all the above, I am of the opinion that the scheme complies with plan policy and should be given favourable consideration.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
Notwithstanding the provisions of the previous condition, 4 caravans as identified as plot No’s B12, D3, E19, E34 on the approved plan shall be allowed to be occupied throughout the year on the basis that their occupation is strictly limited to persons employed by South Lakeland Caravans Ltd.


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

3.
There shall be no use of the on site facilities by persons other than those who have caravans on the site and under no circumstances that they be used outside the period 1 March to 6 January in any succeeding year.


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

4.
Prior to commencement of development precise details of external lighting to be used throughout the overall site shall be submitted to and approved in writing by the Local Planning Authority.


REASON:
In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan in order to protect the visual amenities of the area.

5.
The total number of static caravans on the site shall not exceed 306 and under no circumstances whatsoever shall the area defined as playing field on the approved plan be used for the positioning of static caravans and there shall be no touring caravans whatsoever located within the site.  


REASON: In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan in the interests of road safety and the visual amenities of the area.

6.
Prior to commencement of development, a plan detailing the 22 caravans to be removed from the site shall be submitted to and approved in writing by the Local Planning Authority.  The vans so identified shall be physically removed from the caravan site with their former pitches reinstated to grassland to the written satisfaction of the Local Planning Authority prior to any of the timber twin units being delivered to site.  


REASON: In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan in the interests of road safety and the visual amenities of the area.

7.
The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development 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.

APPLICATION NO:
3/2006/0646/P 
(GRID REF: SD 368209 432760)

PROPOSED Single storey kitchen/dining extension, kitchen extending into existing garage and extension to rear conservatory at 61 Ribchester Road, Clayton-Le-Dale
	PARISH COUNCIL:
	Clayton-Le-Dale Parish Council – No observations or comments received within statutory 21 day consultation period. 


Proposal

To erect a single storey kitchen/dining room extension at the side of the house, and a new conservatory to the rear of the property.

Site Location

Located within the settlement boundary of Wilpshire as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1994/0497 – Proposed Conservatory to the Rear – Granted Conditionally.

3/1989/0431 – Addition of two bedrooms and bathroom – Granted Conditionally.

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 semi-detached property within the residential settlement of Wilpshire, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). It is a brick built dwelling with a tiled roof, and is separated from the adjoining dwelling, no. 63, at the rear, by an existing approx. 1.5m high hedge, and from the adjacent dwelling, no. 59, at the front by an approx. 1m high hedge. The proposal is to erect a kitchen/dining room extension to the front of the property and a conservatory to the rear of the property.

The proposed front extension is set back from the front elevation by approx. 4.3m, and has been designed to blend in with the existing property in terms of the roof shape.

The proposed conservatory is shown to project approx. 3.15m to meet the existing kitchen extension at the rear. At the time of this reports submission the current plans do not show a proposed right elevation, however in looking at the submitted plans it appears that the elevation facing no. 63 Ribchester Road will be a blank wall approx. 1.8m high with high level windows. This will hopefully be confirmed by the applicant prior to approval and as such will cause no loss of privacy to the occupiers of the adjoining dwelling.

As such, bearing in mind the above comments, and that the proposal has been designed to match the style of the existing dwelling, I do not consider this application would cause a significantly detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the adjacent dwellings. As such, the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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.
Details of the elevation facing No. 63 Ribchester Road shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the approved proposal.


REASON:  For the avoidance of doubt and in order that the Local Planning Authority can ensure the protection of the residential amenity of the occupiers of the adjoining dwelling.  

APPLICATION NO: 3/2006/0647/P


(GRID REF: SD 374480 444480)
PROPOSED Construction of a brick and slate garage at Chapel Lodge, Chapel Lane, West Bradford
	PARISH COUNCIL:
	No comments received at time of writing report.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received that states that the garage would result in an over development of the site.


Proposal

The proposal is for a detached garage to the rear/side of the house. It is proposed to be 4.1m wide and 7m long, with a pitched roof being 3.5m high at the apex. It is proposed to be built in random stone to the front elevation and render to the sides and rear. The roof is proposed to be built in blue slate. 

Site Location

The site is within the residential area of West Bradford. 

Relevant History

3/2003/0795 - New Detached Dwelling (Resubmission) – approved.
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 issues to consider in this instance relate to the visual impact and residential amenity and as it is set to the rear of the dwelling and using similar materials I am satisfied there is no visual harm.  

The materials are in keeping with the area and existing house.

There are no significant neighbouring amenity issues due to there being no windows in the side elevation and the proposal being single storey. There are existing boundary treatments in place and it would not pose a detrimental issues to neighbouring properties.

The design and size is acceptable and the garage will not cause a detrimental impact to the surrounding area or the existing house. It is close to the existing house, however this would not result in an over development of the house or area.

Taking into account the neighbouring comments, the garage is of a substantial size, however it would not pose an overbearing impact or appear dominant within the site. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2006/0648/P
(GRID REF: SD 368589 432104)

PROPOSED Ground and first floor extensions at 35 Knowsley Road, Wilpshire
	PARISH COUNCIL:
	Objections on the basis that the original character of the cottage has already been significantly changed and the proposal is a considerable addition to existing.

	
	
	

	NEARBY RESIDENTS:
	No comments received.


Proposal

Ground and first floor extensions at 35 Knowsley Road, Wilpshire.

Site Location

The site is within the residential area of Wilpshire. 

Relevant History

3/1981/0666 – Two storey rear extension.  Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The property is an end terrace house on Knowsley Road in Wilpshire. The proposals are to create a single storey element to the side of the house, a first floor extension to the rear and a single storey extension to the rear. 

The single storey side extension will cause minimal impact. It is part existing as a store and there will be an extension to this so it is built along the whole side elevation of the house. 

The first floor extension will be built over an existing single storey extension. There are no windows proposed in the sides, as it is an extension of a bedroom. There will be minimal impact to neighbours as is it set off the boundary line by approx 2.7m and there will be no significant loss of light. 

The single storey extension to the rear of the house will infill an existing unused yard. It will adjoin the neighbouring single storey extension and will follow the same sloping roof as the neighbours, causing minimal impact in terms of design, size and loss of light. 

I note the comments of the Parish Council but consider the design and size is acceptable and will not affect the character of the building. 

In summary all the proposals are acceptable 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.


APPLICATION NO: 3/2006/0652/P
(GRID REF: SD 6435 3819)

PROPOSED REPLACEMENT OF BUNGALOW AND GARAGE WITH TWO STOREY HOUSE AND GARAGE (RESUBMISSION) AT THE BUNGALOW, CLITHEROE ROAD, KNOWLE GREEN

	PARISH COUNCIL:
	No comment received. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection on the understanding that the new build occupies the same footprint as the exiting bungalow.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received which refers to views expressed on the previous application as follows:



	
	1.
	The applicant’s letter refers to the building having been unsuccessfully extended in the past but additions have only occurred since January 2006.



	
	2.
	The dwelling would be very imposing and unusually excessive for this site, not in scale with other houses in the vicinity.



	
	3.
	Since purchasing the property the applicant has encroached into the field to extend his garden area.



	
	4.
	Concerns over the garage being built over the septic tank with no indication of replacement facilities.



	
	5.
	A Roman road runs through the site.  Have any archaeological enquiries been made?



	
	6.
	Effects on water pressure.



	
	7.
	There has been a depletion in smaller properties in this area. 


Proposal

This application details the proposed replacement of a rendered bungalow with detached garage by a stone built dwelling and detached triple garage.  Approximate dimensions of the new dwelling are 14m x 9.5m x 7.9m to the apex of its pitch providing living accommodation on three floors.  The garage will be set to the west of the dwelling and be approximately 10m x 6.5m x 4.3m to the apex of its pitch.  Both will be constructed of natural stone under slate roofs.  

Site Location

The property lies to the north of Clitheroe Road approximately 120m to the west of its junction with Stonygate Lane and the Halls Arms public house.  There is a detached dormer bungalow to its immediate west with the site lying within the Area of Outstanding Natural Beauty.  

Relevant History

3/2006/0294/P – Replacement of bungalow and garage with two storey house and garage.  Refused 22 June 2006.

3/99/0285/P – Double garage to replace existing single storey garage and parking space.  Approved with conditions 9 July 1999.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

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

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of development and its potential impact on visual and residential amenity.

As regards compliance with Policy H14, the Districtwide Local Plan states that the impact on the landscape will be assessed in relation to that of a new dwelling, in particular excessive increases in the size of properties will not be permitted.  The replacement dwelling would occupy the same footprint as the bungalow which is evident on site.  It is the height of the dwelling which would increase from some 4.3m to 7.9m (or approximately 5.5m to 9.5m if measuring respective chimney heights).  The dwelling is substantial in size and would be viewed against Longfield Lodge to its immediate west (approximately 6.4m high) and the Halls Arm pub some 120m to its east (6.6m high road frontage and approximately 7m for a rear extension yet to be built).  


The previously submitted scheme was refused due to its over dominance in the streetscene as it was to be approximately 9.25m high to the apex of its pitch or 10.3m if measuring to the top of the chimney.  The applicant has taken on board those concerns and reduced the overall height which has resulted in a lower profiled building which relates better to surrounding development.  I am thus satisfied that the previous reason for refusal has been adequately addressed.  The property still represents a significant increase in terms of floor space resulting in approximately 452m2 of usable space excluding the garage compared with the 148m2 in existence at present.  However, it was the massing of the proposal in relation to surrounding development that was considered to cause the harm under the previous submission.  The footprint of the building is roughly the same – it is the fact that a third floor of accommodation is being provided in the attic space that distorts the floorspace figure.

I note the comments of the objector regarding possible extension of curtilage but would stress that the application’s red edge only includes the original curtilage to the dwelling as evident on the ordnance survey plans.  On site it is noticeable that there is no demarcation between the domestic curtilage of the property and field beyond.  An extension of curtilage does not form part of this application and cannot be taken into account in the determination of this submission.  As regards archaeological comments, colleagues at Lancashire County Council have not requested further details of this application for detailed comment.  

Therefore, having carefully considered all the above factors I conclude that the proposal would not have a detrimental impact on neighbouring amenity nor would it be to the visual detriment of the Area of Outstanding Natural Beauty.  

I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


REASON:  In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance given the location of the property in the Forest of Bowland Area of Outstanding Natural Beauty.

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


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

3.
The proposed garage shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policy G1of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H14 of the Ribble Valley Districtwide Local Plan.

5.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 20 April 2006.


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

6.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


The protection zone 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 considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.  In order to comply with policies G1 and ENV13 of the Districtwide Local Plan.

APPLICATION NO: 3/2006/0653/P


(GRID REF: SD 359734 435276)

PROPOSED 15 metre monopole accommodating three GSM antennas, painted brown, with associated equipment cabinets at White Bull WWTW, Preston Road, Alston, Longridge, Lancashire

	TOWN COUNCIL:


	The Town Council objects due to the possible health hazards.

	NEARBY RESIDENTS:
	One letter of objection has been received at the time of the report submission, and the following comments were made:

· A recent application by O2 (UK) Ltd for a phone mast in adjacent Grimsargh village was turned down by Preston City Council, with one of the reasons being that it would detrimentally affect the visual amenity of the countryside.

	
	· We are horrified at this application and firmly believe that the mast will ruin idyllic views that we currently enjoy in our rural, greenbelt area, as it will be clearly visible in the neighbouring countryside.

· As we are approx. 240m from the monopole, our greatest concern relates to the potential health hazards it presents to our immediate family, in particular to our grandchildren who are constant visitors.

· Concerns over the close distance to Alston Primary School.

· What effects may the radiation have on milk and meat produced by the Eccles family at Sudells Farm?

· Very close to public footpaths running through the area.



	
	· The previous application refused in Grimsargh was nearer to Alston School, and due to the summer break, we are sure there would be many more objections had the parents known.


Proposal

The proposed development involves the installation of a 15 high monopole with 3 no. GSM antennas, painted brown, with associated equipment cabinets.

Site Location

The proposed site is located to the rear of the main covered reservoir at the White Bull Waste Water Treatment Works, Preston Road, Alston on land designated as open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV23 - Telecommunications.

ZPPG8 - Telecommunications

Environmental, AONB, Human Rights and Other Issues

The proposed development involves the installation of a 15m high monopole with 3 no. GSM antennas, painted brown, with associated equipment cabinets. The application shows the proposed monopole to be sited on the north west corner of the main covered reservoir at the White Bull Waste Water Treatment Works, Preston Road, Alston, approx. 100m from the nearest dwelling. The pole and the equipment cabin will on a piece of land measuring 3m x 8.5m square, and will be enclosed within a 1.2m high stockproof wooden fence.

The highest point of the proposed flagpole is shown to be 15m above the ground level on which it is to be sited, along with the equipment cabin. The height of the building adjacent is approx. 7m, so viewing the site from the nearby Preston Road, and including the slight fall in the land levels from Preston Road, you will only be able to see approx. 6m of the proposed pole. As such, bearing in mind:

· the proposed colour of the pole being brown to try and blend in with the nearby telegraph poles;

· the distance from nearby residential dwellings; and

· due to the close proximity of the monopole to existing built form 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.

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 an 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 would include a proposed 17.5m+ high pole outside the White Bull WWTW, Preston Road and various other poles on Preston Road which would not benefit from on site screening, all 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 monopole in its proposed location close to existing built form, and by colouring the pole brown, the view from the nearby buildings and roads is primarily unaffected. The monopole 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 close proximity of the monopole to the nearby dwellings and school, it is considered that at distances of approx. 100m and 300m respectively, the proposed mast will have no significant detrimental impact on the occupiers of the nearby dwellings or on the school. 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 colour scheme for the monopole 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.

APPLICATION NO:
3/2006/0655/P 
(GRID REF: SD 364890 436900)

PROPOSED Change of Use of agricultural building and associated lane, construction of single storey rear extension and alterations to access, to facilitate the relocation of an existing bakery (re-submission) at land off Stoneygate Lane, Ribchester
	PARISH COUNCIL:
	Ribchester Parish Council – The Parish Council wishes to raise no objection to this application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received with regards to this proposal at time of report submission.


	
	
	

	NEARBY RESIDENTS:
	There have been 24 letters of objection received and a petition with 35 signatories, with the main points of objection as follows;

	
	

	
	1.
	Inappropriate development in a rural setting,



	
	2.
	This is not a re-use as the footprint is 100% greater than existing.



	
	3.
	Insufficient information given regarding the proposed reed beds,



	
	4.
	Inaccuracy on number of staff employed.  Not 8 – 11 but normally 2 with part time staff.



	
	
	

	
	5.
	The site from a sustainability point of view is totally isolated, remote from any services, inadequate bus services and therefore there can be no justification for the conversion of the building in this manner.  More suitable sites exist in Ribchester or Longridge.



	
	7.
	The whole application seems to rest on demonstrably false claims, that the move to such rural premises is essential for the maintenance of the image of the products. Farmhouse Fare, which manages to preserve its market position and the quality of its products from the Lincoln Road Trading Estate. The threat to close down if not allowed to move should be considered seriously for what it is.  More suitable,



	
	9.
	Detriment to highway safety due to narrow roads.



	
	10.
	Removal of mature hedgerows and trees at the entrance to the site and shows a demonstration of an inability to treat the site in sympathy with its surroundings,



	
	12.
	Not in accordance with Policies, G1, G7, G8 and EMP9 of the Ribble Valley Districtwide Local Plan,



	
	13.
	Possible light pollution due to floodlighting of the area,



	
	14.
	Concern over flooding due to loss of large areas of arable land, 



	
	15.
	Surface water has always been a major problem in this location, and despite expensive remedial work, Stoneygate Lane frequently becomes a river. This is caused by a net work of subterranean water course coexisting with deep wide seems of clay, a situation which would negate the use of reed beds for the dispersal of waste, and



	
	16.
	Impact on countryside covered by commercial buildings in such areas affect tourism.


Proposal

To convert an abandoned agricultural building into a Bakery, with a small side extension on the west facing elevation, an increase in the hard standing area surrounding the site and the formation of a new access road and entrance onto Stoneygate Lane. The site was formerly a small holding and comprises a portal frame building with a footprint of approx. 222sq. m. set back from the road, a small attached covered storage area, an area of hard standing and an access track from the road.

Site Location

The site off Stoneygate Lane is approx. ¾ of a mile outside the Ribchester Village Boundary, approx. 2½ miles from Longridge and is on land designated as Open Countryside by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/0128 - Change of Use of agricultural building and associated lane, construction of single storey rear extension and alterations to access, to facilitate the relocation of an existing bakery – Refused.

3/1996/0619 – Erection of Winter Cattle Shed – Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Policy 5 of the Joint Lancashire Structure Plan – Development outside Urban Areas

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previously refused application for the same proposal. Following alterations to the access to the site, increased planting on site and a more in-depth supporting statement and justification, it is considered that the main issues to consider with this application are still concerns regarding highway safety, vehicular access to/from the site, its affect on the visual amenity of the area and the suitability of the proposal in this location.

The supporting statement from the Agent, and the supporting letter from Lancashire Rural Futures submitted as part of the application, raise the main points in support,

· The proposal would help to safeguard up to 11 jobs,

· Consider the site is not remote and only a mile from existing site and there is adequate bus services to the site for the staff,

· Willing to amend hours of use restriction to minimise impact.

· Proposed planting scheme included would help screen the development and contribute to the area.

· The owners are not willing to relocate to an industrial park or other premises in an urban location since to do so would conflict with the ethos of the business, which was conceived and developed in a rural situation. They are so committed to ensuring that a product is made in the right environment that if planning permission is not forthcoming, they may be forced to close because the current working conditions of the buildings do not comply with Health and Safety,

· No significant change to the building itself,

At the time of this reports submission, the Council has not received the highways comments from the County Surveyor, but he objected previously on substandard access and isolated location due to the removal of the hedgerow I anticipate the access to comply but will report the views verbally.  However, I recognise the concern regarding this but having considered all other issues do not consider this to be significant enough to warrant refusal.  

Aside from this the other main issue in looking at this proposal is the suitability of the building and the location for a conversion for an employment use, and its affect on the visual amenity of the area.

It is considered that the proposal now complies with Policy 5 of the Joint Lancashire Structure Plan and Policy EMP9 of the Ribble Valley Districtwide Local Plan in that,

· the conversion of the building for an employment generating use will be supported in principle in accordance with Policy 5,

· due to the substantial planting on site, the impact of the proposed development will be sufficiently screened from nearby neighbours and therefore comply with Policy EMP9,

· the building has a history of agricultural use,

· whilst the area in question is predominantly used for agricultural uses, due to the screening provided by the hedgerows along Stoneygate Lane, and the proposed boundary treatments on site, the new use will not become unduly prominent, and

· whilst the previous application involved the substantial removal of hedgerow in order to make a suitable access and the applicant has removed the hedgerow in order to improve the visibility oat the entrance point.

With regards to the proposed alterations to the building, it is considered that bearing in mind the proposed alterations are mainly internal, there are no issues with the actual design of the converted building.

With regards to the comments made by the objectors, it is consid4ered that whilst some points are valid, the proposal has been altered sufficiently in order to comply with the relevant policies, and therefore can be considered acceptable by the Council. 

As such, bearing in mind the above and aware of the issues raised by the objector, it is considered that the proposed use of the building will,

· cause no significant impact to the site in terms of its rural location or impact on the amenity of the nearby neighbours, due to the increased planting proposed at the site,

· have no adverse affect on the currently quiet, and isolated rural setting by virtue of the introduction of vehicles to the site by virtue of the increased screening to the site as noted above,

· have no adverse affect on the appearance, function and openness of the surrounding countryside by virtue of the newly created area of hardcore, by virtue of the increased screening to the site as noted above, and
· that it is considered that the proposal can be classed a sustainable development, as there are alternative modes of travel to the site other than by private motor vehicle.
The application is therefore recommended accordingly.
SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
No raw materials, finished or unfinished products or parts, crates, materials, waste, refuse or any other item shall be stacked or stored outside any building on the site without the prior approval in writing of the Local Planning Authority.


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

3.
No work, display or storage activities shall take place outside the buildings on the site.


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

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


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


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

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


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

6.
The 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.

7.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Stoneygate Lane to points measured 180m in each direction along the nearer edge of the carriageway of Stoneygate Lane, from the centre line of the access, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility at the street junction or site access.

8.
Before the use commences or the premises are occupied, the building 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.

9.
Before any works to implement this permission are commenced, details of any external alterations to the building, including any flue to dispose of fumes from the cooking process shall be submitted to and approved by the local planning authority.


REASON:  In order that the Local Planning Authority can be satisfied that the details are not injurious to the visual amenity and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and to safeguard, where appropriate, neighbouring residential amenity.

10.
The use of the premises in accordance with this permission shall be restricted to the hours between 7am and 6pm on weekdays, 8am to 6pm on Saturdays and 8am to 5pm on Sundays and there shall be no operation on bank holidays.


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

11.
The development hereby permitted shall be used for a bakery and for no other purpose, including any use falling within Class B1 of the Town and Country Planning (Use Classes) Order 1987 (As Amended).


REASON:  The permission granted is for a specific use, and it is considered that other uses within 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.

12.
No works can begin until the 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 other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a 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 ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

13.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained.  Roof water shall not pass through the interceptor.


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

14.
No development approved by this permission shall be commenced until a scheme for the 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.

15.
Surface water run off from this site should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.


REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2006/0672/P    

(GRID REF: SD  359100 441135)

PROPOSED Extension of existing workshop and relocation of oil tanks at R. H. Slater and Son Ltd, Loud Bridge, Chipping, Nr Preston, Lancashire for R. H. Slater and Son Ltd

	PARISH COUNCIL:
	No comments or observations received at time of report submission.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received from the occupiers of the nearby dwelling, Lyndale, who have the following objections;



	
	1.
	Recently Mr Slater has rented part of the existing building to a car production company, and since then the level noise has risen due to the revving engines and loud music from early morning until late evening,



	
	2.
	If Mr Slater is granted permission could he not rent out the units to other companies, thus increasing the noise and traffic to the site.



	
	3.
	Traffic on the lane has already increased since the car firm has been working next door, this will get worse if other units are built.



	
	4.
	The view of Parlick Hill will be blocked which is one reason I chose to live here, and as such will decrease the value of my house



	
	5.
	I did not choose to live next to an industrial estate.


Proposal

The proposal seeks to extend the existing workshop at R. H. Slater and Sons in order to create additional workshop and storage space. The proposed extension will measure approx. 12m x 20.68m and will match the design of the existing building.
Site Location

The site in question is located within the Forest of Bowland Area of Outstanding Natural Beauty, to the north of Longridge and to the south west of Chipping, and a mixture or residential and agricultural buildings surround it. The site itself was previously a farm, but has housed the existing workshop on there for the past 15 or so years.

Relevant History

3/1991/0822 – Rebuild workshop, change office roof and installation of new septic tank – granted conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks approval for an extension to the existing workshop building in order to create additional workshop and storage space. The site in question is located within the Forest of Bowland Area of Outstanding Natural Beauty, to the north of Longridge and to the south west of Chipping, and a mixture or residential and agricultural buildings surround it.

The existing building was constructed some 15 years ago, and since then the business has continue to prosper and now employs 23 people. The workshop is used as a base for the firm and has a joiner’s workshop for the firms building projects. It is also used to store materials, tools and equipment. As with the increase in the size of the business, the need for an increased workshop and storage area has arisen.

The proposed extension is shown to extend the existing workshop by 12m further into the site, and will have a floor area measuring approx. 248 sq. m. It is shown to be constructed in materials to match the existing workshop building, and will have identical sliding timber doors in the front elevation. With regards to the relevant Policies, Policy EMP8 allows the expansion of established firms on land outside main settlements providing it is essential to maintain the existing source of employment and that it will not be contrary to the other policies of the plan, and Policy G5 states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are essential to the local economy’. As such, bearing in mind;

· the location of the proposed extension is onto an area currently used for the storage of materials, and that

· the existing firm has been there over 15 years and is looking to expand,

the proposal is considered to comply with these Policies.

With regards to any impact the proposed extension may have on the Forest of Bowland AONB, Policy ENV1 states that ‘Development will need to contribute to the conservation of the natural beauty of the area, and the environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of the development will be important factors in deciding planning applications’. As such, bearing in mind the proposed extension will be constructed in materials to match the existing building, and that there is already some boundary treatment between the building and the fields to the north, the proposal is considered to have no significant impact on the Forest of Bowland AONB.

With regards to the letter of objection, it is considered that:

· the use of the building/workshop for anything other than the existing business would need a formal change of use planning consent,

· the business has been there for over 15 years, and bearing in the proposed extension will be used to store a lot of the materials in that are currently being kept outside, the proposal is considered to be acceptable for the area, and

· that the loss of a view is a non-material planning consideration;

the proposed extension will have no significant impact on the residential amenity of the occupiers of the nearby dwellings or on the area as a whole.

However, having visited the site it would appear that the objector’s concerns regarding the use of the workshop for a car production company/motor repairs may be true.  This is currently being investigated and I have requested details from the agent.  

Although in principle, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, 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 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.
Before the use commences or the premises are occupied, the building(s) 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.

3.
Prior to commencement of the development a detailed plan showing the current area of the site used for the outside storage of materials shall have been submitted to and approved in writing by the Local Planning Authority.


REASON:  In the interest of visual amenity and in order to prevent unnecessary intrusion into the Forest of Bowland Area of Outstanding Natural Beauty and in accordance with Policy ENV1.

APPLICATION NO:
3/2006/0673/P
(GRID REF: SD 6198 3830)

PROPOSED ALTERATION TO APPROVE THE SITE ROAD AND LAYOUT AND ADDITIONAL 4 CHALETS AND ASSOCIATED ENGINEERING WORKS AT GREENBANK QUARRY, LONGRIDGE

	PARISH COUNCIL:
	Object to this application as only had the new plan and no overview of the original plan and it is unclear which are to be the 4 new chalets and unclear which section of the road is involved.  A further letter also requests a meeting with officers to discuss various issues regarding the site but did not request any further information to assess their initial comments.

	HIGHWAY AUTHORITY:
	No objections.

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	No representations received.


Proposal

This scheme seeks detailed consent for alteration to an approved scheme in relation to the realignment of an internal road, the resiting of some of the chalets as well as the erection of an additional 4 chalets.  The part of the site this relates to is the north west part of the site and is near the entrance to the site in front of the constructed main building and also backs on to the old Clitheroe Road from the rock face.  Part of the purpose of this proposal is to bring the units further away from the rock face and to have one main internal roadway which would link to the individual chalets via private footpath and driveway.   The realignment would allow for the introduction of additional chalets.

Site Location

The proposal is located on the outskirts of Longridge within the former quarry adjacent to the site of the static caravan site and is situated within the Area of Outstanding Natural Beauty.  

Relevant History

3/95/0080/P – Outline application for development of 30 chalets.  Approved with conditions.

3/01/0485/P – Reserved matters application for 30 chalets.  Approved.

3/01/0419/P restaurant section area.  Refused. 

3/02/0447/P – Restaurant reception area.  Approved.

3/05/0092/P – Substitution of holiday chalet types that incorporate balcony.  Approved.

3/05/0503/P – 3 chalets.  Approved.

3/06/0138/P – Two additional stone chalets.  Refused.

3/06/0400/P – Erection of chalet and construction of stone boundary wall.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT19 - Development Which Prejudices Footpaths.

Policy RT20 - Countryside Recreation - Facilities.

Environmental, AONB, Human Rights and Other Issues

The main issues regarding this proposal relate to the visual impact caused by the realignment of the carriageway which is an internal road as well as the introduction of 4 new chalets.  In relation to the extra units, I am satisfied that as the buildings would be effectively screened by existing buildings and ones that currently have detailed consent, the impact would be minimal.  The total would now be 35 chalets. The proposal still has adequate landscaping elsewhere within the site and this current scheme has no introduced landscaping at the entrance to the site, which I believe is an important feature.  The proposal will include hard landscaping as well as soft landscaping.  

I am mindful of the concerns of the Town Council but consider that the overall impact will not be significant and as such, accept the proposal.  I am aware that the original consent related to 30 units and this, given the previous approvals, will now total 38 units but do not consider these additional units would relate in a density that is inappropriate, nor would significantly harm the visual amenity of the area.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on residential amenity nor visual impact or 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.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, ENV1 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

APPLICATION NO:
3/2006/0675/P
(GRID REF: SD 7608 3437)

PROPOSED REMOVE EXISTING GARAGE AND REBUILD A NEW ONE BUILT ON TO THE DWELLING, REAR EXTENSION TO THE LIVING ROOM WITH A BALCONY ON TOP AT 113 WHALLEY ROAD, READ

	PARISH COUNCIL:
	Having consulted residents in neighbouring properties, support the view that the extension will result in loss of privacy.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received, which raises concerns about loss of privacy in the rear garden due to the proposed balcony.


Proposal

This planning application details two extensions to the property, one of which is an attached garage to the side and the other is a living room extension to the rear.  The maximum dimensions of the proposed garage are approximately 6.25m x 2.9m x 3.6m to the pitch.  This would replace an existing detached garage.  The single storey rear extension has maximum dimensions of 4.1m x 4.3m x 3.3m to the flat roof and 4.4m to the railings above.  

Site Location

The property is situated on the south side of Whalley Road in a row of ribbon development west of Read village.  There are no dwellings to either the front or the rear.  The site is within open countryside and greenbelt as designated in the Districtwide Local Plan.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

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 nearby residential amenity and any effects on the appearance of the area.

The property is bounded on either side by detached properties.  The scale of the extensions is such that the impact on the neighbours would not be significant.  There are high boundary hedges to either side, which will minimise the impacts of the extensions.  The neighbours at No 111 are concerned about overlooking as a result of the rear balcony.  An existing rear extension would screen some of the balcony and a high privet hedge would also act as screening but some overlooking would be possible to the bottom of the neighbour’s garden.  In my opinion, the probable infrequent use of the balcony and such overlooking as may occur from the oblique angle would not result in significant loss of amenity to the neighbour.

Turning to visual amenity, the property is in a dilapidated condition and the replacement of the existing tiles and render finish together with the proposed extensions would improve the overall appearance of the building and the immediate area, which on this side of the road is designated as green belt.

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.

APPLICATION NO:
3/2006/0686/P
 (GRID REF: SD 374489 444774)

PROPOSED Form shower room by extending first floor dormer.  Construct disabled ramp to the front entrance door at 24 Hillside Drive, West Bradford

	PARISH COUNCIL:
	No comments at the time of preparing the report.

	
	
	

	NEARBY RESIDENTS:
	No comments at the time of preparing the report.


Proposal

The application is for an extension to an existing side dormer to create internal space for a shower unit. A ramp to the front of the property is also proposed. 

Site Location

The site is in a residential area of West Bradford.

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 with this application are the impact on the neighbouring properties and the design of the proposals.

The proposal is to extend the dormer by 1m. As there are no windows proposed in the dormer, there would be minimal neighbouring impact. It would not cause any loss of light and the design and size is acceptable and would not cause a detrimental impact to the surrounding area. 

The ramp is proposed to be 5.9m long and 1m wide to allow disabled access to the property. It would not cause any neighbouring impact and the design is acceptable. 

There would be no detriment caused to the surrounding area by allowing this 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.


B. APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2006/0634/P (LBC)  & 3/2006/0635/P (PP) (GRID REF: SD 372722)

PROPOSED EXTENSIONS AND ALTERATIONS TO ADJOINING ANNEXE TO FORM ADDITIONAL BEDROOMS AT ROEFIELD NURSING AND REST HOME, EDISFORD ROAD, CLITHEROE 

	PARISH COUNCIL:
	Clitheroe Town Council has no objections to the proposals.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The submitted plans do not detail the access alterations previously agreed and therefore a condition preventing any development taking place until the access has been improved, as previously conditioned, has been completed and brought into use.    Reason:  In the interests of highway safety.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from the resident of Roefield Reach which makes the following points:



	
	1.
	The submitted plans are not very helpful as the proposals are not shown in relation to Roefield Reach.



	
	2.
	Concerns in respect of the resident’s right of way and access to front and back gates.



	
	3.
	The building would be over the resident’s drains and manhole cover.



	
	4.
	The proposals are inappropriate for a care home and wonder if they are going to be flats.  If this is the case, there is inadequate parking and access.



	
	5.
	The extra storey will overlook Roefield Reach and devalue it.



	
	6.
	This is an inappropriate extension to a listed building.


Proposal

It is proposed to remodel elevations (eg new window style; balconies) and add a third storey to the existing two storey modern extension ranges at the rear of the historic building.  It is also proposed to extend to the west the modern extension range immediately to the rear of the historic building (10m W x 10m D x 12.06m H to ridge), and to extend to the north of the modern extension range at the northern extremity of the existing complex (10m W x 10m D x 12.1m H to ridge).

The planning application form states both the existing use and the nature of the proposed development to be care home.  No staff are employed at present but 20 full time equivalent staff will be employed.  Parking is to be in the private yard area and 40 vehicles visits per day are estimated.  Materials are shown as cement render finish under a blue slate roof with artificial stone detailing and timber windows and doors.  A wildlife survey for bats concludes that externally bats do not use the building and that internally there is no sign of the presence of bats. However, it is recommended that bat access places be incorporated into any development project.

The agent states that in the past 12 months his clients have registered the premises as a children’s home but with the changing emphasis of the Social Services departments throughout the country towards less institutionalised establishments relying more on individual family placement, then this has proved unsuccessful.  In order to create a viable business then the premises need to trade with a greater number of operational bed spaces, hence the impetus for this application.

Site Location

Roefield is a grade II listed house of the 18th century with 19th century alterations.  Roefield and its grade II listed stables (now part of Roefield Leisure Centre) form a group.  The historic walled garden to Roefield is immediately to the east and is now the site of the detached residential Roefield Reach.  Roefield has been extended (two storey, modern) to the rear with the formation of a part enclosed yard.

Roefield is within the open countryside (Policy ENV3 of the Districtwide Local Plan).  Mature trees provide some screening of the site from public views.  

Relevant History

3/06/0528/P – Listed building consent.  Refused 31 July 2006 for the retention of a rough cast render to the west gable.

3/05/0755/P – Reserved matters.  Granted 27 October 2005 for the erection of a 10 bed accommodation block.

3/05/0013/P – Outline planning permission.  Granted 4 March 2005 for the erection of a 10 bed accommodation block.  Resubmission.

3/04/1055/P – Withdrawn 12 November 2004.  Outline application for the erection of a 10 bed accommodation block.

3/86/0064/P – Planning permission granted 6 November 1986.  Replace flat roof with hipped roof, new window and fire escape.

3/86/0554/P – Listed building consent granted 7 October 1986.  Re-roofing, new window and fire escape.

3/85/0410/P – Listed building consent granted 22 August 1985.  Lift shaft, removal of external fire escape and replacement.  Building up car port access.  

3/85/0071/P – Planning permission granted 4 April 1985.  Proposed change of use (Roefield Hotel) to rest home for the elderly.  

3/78/0676/P – Planning permission granted 6 July 1978.  Proposed barrel store room.

3/76/1200/P – Planning permission granted 25 November 1976.  Proposed new entrance, foyer and office.

6/2/2105 – Approval of reserved matters 26 October 1973.  Hotel extension for residential purposes.

6/2/1995 – Outline planning permission granted 6 December 1972.  Hotel extension for residential purposes.

6/2/1873 – Approval of reserved matters 8 September 1971.  Bedroom extensions.

6/2/1643 – Outline planning permission granted 3 July 1969.  Bedroom extensions of 8 double bedrooms with bathrooms, left luggage store room, service room, fire staircase, open car ports under.

6/2/1506 – Planning permission granted 6 December 1967.  Change of use from private dwelling to private residential hotel.

Relevant Policies

Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 21

Policy H11 – Rest Homes and Nursing Homes.

Policy G7 - Flood Protection Policy.

Policy ENV9 - Important Wildlife Site

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the listed building consent application is the impact of the proposals upon the character and setting of the listed building.

The main considerations in the determination of the planning application are the impact of the proposals upon the character and setting of the listed building, the impact upon nearby residents, highway safety issues, the appropriateness of further care home development on this site and the visual impact.

In my opinion the proposed further extension of the Roefield would be harmful to the character and setting of the Grade II listed building.   Existing extensions are simple in form and hidden to a significant degree behind the historic building.  However, the proposals would result in modern development dominating the historic building and its setting.  In particular public views of the main south façade of Roefield will be disrupted by the extension to the west and new ridge heights formed above historic ridge heights.  

I am mindful of the comments of the resident of Roefield Reach in respect of overlooking of her property and would agree that elements of the new third storey development would result in additional overlooking, particularly if existing tall trees at Roefield were to be removed.  I would remind Members that issues of rights of way and property drainage are not issues to be considered in the determination of these applications.

I am mindful of the comments of the County Highway Engineer in respect to highway safety issues.

The plans unfortunately do not show any details relating to the existing tree cover.  It is stated no trees are affected; yet from a site visit it is quite clear that trees will be affected.  These trees are protected under Tree Preservation Order.  I am of the opinion that without an arboricultural report, and given the visual importance of the trees, the scheme should be resisted. 

Policy G5 of the Districtwide Local Plan suggests that outside main settlement boundaries, consent will only be granted for small scale development appropriate to a rural area which also conforms to other criteria.  Policy ENV3 states that in the open countryside development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials.  In my opinion, and mindful of the recent grant of planning permission for a 10 bed accommodation block on the site, the proposals would not result in small scale development of this prominent site and would not respect the character of the open countryside area. 

Therefore, I would recommend that listed building consent and planning permission be refused.  

RECOMMENDATION 1: That listed building consent be refused for the following reasons:

3/2006/0643 - Listed Building Consent

1.
The proposal has a harmful impact upon the character and setting of the listed building because of its scale, massing and prominence.

RECOMMENDATION 2:  That planning permission be REFUSED for the following reasons.

3/2006/0635 - Planning Permission 

1.
The proposal has a harmful impact upon the character and setting of the listed building because of its scale, massing and prominence and, as such, be contrary to Policy ENV19 and Policy 21 of the Joint Lancashire Structure Plan.

2.
The proposal would be harmful to the character of the open countryside outside the Forest of Bowland Area of Outstanding Natural Beauty because of its scale and design and resultant loss of trees.  This would be contrary to Policies ENV3 and G5 of the Districtwide Local Plan.

3.
On the basis of lack of adequate information to assess the impact on the trees, the proposal would be likely to result in the loss of trees the subject of a Tree Preservation Order and as such be contrary to Policy ENV3 of the Districtwide Local Plan.

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

APPLICATION NO: 3/2006/0356/P
(GRID REF: SD 7695 5324)

PROPOSED CHANGE OF USE OF BARN TO JOINERY WORKSHOP AND DWELLING.  USE OF SILAGE CLAMP FOR EXTERNAL STORAGE OF WOOD, REVISED RESUBMISSION AT SPRINGSIDE FARM, KNOTTS LANE, TOSSIDE

	PARISH COUNCIL:
	No comments received.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The comments made in relation to 3/05/0936/P are considered relevant to the current proposal as follows:

This application is similar to 3/05/0734 and I would refer you to the comments expressed on 13 September 2005, particularly regarding the maximum size of vehicle to be used in connection with the joinery business.



	
	I would also refer to the supporting statement submitted by Janet Dixon and confirm that if the use of the site is controlled to that described in the statement I would not wish to raise any objection to the application.  

If you are minded to approve the application please impose conditions to ensure the above restrictions on use and the one way operation of the site accesses.

NOTE:  It is assumed that the wording ‘finishing and display area’ on the first floor plan drawing No. TRI-0063 REV 0 Sheet 2 of 3 is a carry over from the previous proposal.  The need for a display area clearly no longer arises with customers being discouraged from visiting the site as there will be no finished items to view – see para 4 of the supporting statement.  



	COUNTY PLANNING OFFICER:
	Has assessed the application with regard to the JLSP and considers the proposed development to be contrary to Policy 12 for the reasons set out below.

In cases of over supply, residential development may be acceptable if it makes an essential contribution to the supply of affordable or special needs housing or forms a key element in mixed use regeneration project.  No evidence has been provided in this revised application to indicate that the above criteria apply in this case.  



	
	In order to support urban regeneration objectives and encourage sustainable forms of development, Policy 12 directs residential development to sites in accordance with the sequential approach.  In the first instance priority should be given to the reuse of conversion of existing buildings in urban areas and then the use of previously developed land in urban areas including market towns.  Greenfield sites are the least preferable.  As defined by PPG 3, agricultural buildings are not classed as previously developed land and this proposal can, therefore, be considered to be located on a Greenfield site outside the urban area.  This is the least favourable location and no evidence has been provided to indicate that sequentially preferable sites have been considered as part of the application.  The applicant makes reference to para 4 of PPS 7 and argues that development beyond service centres is acceptable where it maintains the vitality of rural communities.  In this case the proposed site cannot be considered to be in or next to Tosside Village which is approximately a mile and a half away.  

	
	In terms of business use Policy 5 seeks to diversify and strengthen the rural economy.  In the countryside outside villages and other settlements, building conversions for employment uses are supported in principle.  In this case the site is in a particularly isolated location and its accessibility is poor, and if approved it would be necessary to impose adequate conditions linking the employees to the living accommodation.  

Therefore, to conclude, in principle the site is acceptable in terms of an employment generating use.  However, the application is for a single work/live unit and, given that the accommodation is not required to meet housing needs, and is not located in accordance with the sequential approach, the application is contrary to Policy 12 of the JLSP.



	COUNTY ARCHAEOLOGY:
	No objections subject to imposition of conditions. 

	
	
	

	NEARBY RESIDENTS:
	No comments received.


Proposal

This application details the conversion of a barn into dwelling and joinery business.  The percentage of uses is roughly 60% business, 40% residential with a business plan and justification statement submitted in support of the application.  In terms of the works of conversion to the barn, effective use is made of all existing openings, of which there are many.  The site plan shows an in/out system for vehicular traffic as the access will serve not only this development but an adjacent farmhouse.

Site Location

The site lies within the AONB within a former farmyard area.  Knotts Lane is characterised by isolated sporadic developments such as this.  

Relevant History

3/05/0936/P – Change of use of barn to adjoining workshop and dwelling and use of silage clamp for external storage of wood.  Refused 22 December 2005.

3/05/0734/P - Change of use of barn to adjoining workshop and dwelling and use of silage clamp for external storage of wood.  Invalid.

3/03/0762/P - Change of use of barn to create holiday let, joiner’s workshop and office, architectural salvaged store and living accommodation.  Refused.  Appeal dismissed. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG “Housing”

Alt 10  - Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 1  General Policy – JLSP.

Policy 5 Development Outside Urban Areas – JLSP.

Policy 12 Housing Provision – JLSP.

Policy 20 Lancashire’s Landscapes – JLSP.

Environmental, AONB, Human Rights and Other Issues

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

The proposal is for a hybrid live/work unit with the business use being the predominant use within the building.  There have been ongoing discussions with the applicant’s agents since submission regarding the impact of the development on the wider economic area of Ribble Valley and the Council’s Regeneration Unit are now satisfied that the operation of the business would make a positive contribution.  The employment element of the scheme is well supported by structure plan policy with the key issue being whether in light of Policy 12 of the JLSP the residential element of the scheme can be supported.  If the scheme were simply for residential use a refusal could be anticipated on grounds of the current housing moratorium.  However, in this case the residential element is a component part of the development which is supporting rural regeneration (development which is supported by Policy 1 of the JLSP), makes use of an existing building, (a priority for Policy 12) and in terms of Ribble Valley policies is recognised as a form of development where otherwise additional residential development would be unacceptable.   Policy 12 of the JLSP sets out the amount of housing to be provided and the sequential approach to meeting those needs.  It states that “In each district, priority will be given to the reuse or conversion of the existing buildings, and then the use of previously developed land at locations listed in Policies 2, 3 and 4 in preference to Greenfield”.  The supporting text to Policy 12 of the JLSP includes provision for the consideration of exceptions.  As well as affordable housing it recognises that development linked to regeneration can be appropriate.  The text also makes provision for districts to identify other circumstances where it may be appropriate to approve residential development in situations of oversupply.  In determining this application we have to take account of the Structure Plan, particularly in those cases where its adoption places local plan policies out of conformity.  In circumstances where the Local Plan is deemed out of conformity, the JLSP takes precedent.  This does occur with Policy H2 and Policy H16 and the supporting guidance set out in the Interim SPG.  The Structure Plan supports the employment element.  The residential element, in terms of oversupply, has to be considered as an exception to Policy 12.  It is considered that in this case this limited form of residential development involving the reuse/conversion of an existing building as part of a mixed use scheme contributing to rural regeneration and consistent with district determined exceptions can be supported.  In doing so it is important that the scheme is controlled by suitable conditions linking the occupancy with the employment use.  The Forward Planning Manager would also prefer to see the residential element, as an exception, to be subject to the Council’s affordability criteria.  This would mean that in the event that in the future the tie with the business element is no longer viable the residential element can contribute to identified local needs.  Therefore, whilst recognising the views expressed by the County Planning Officer with regards to Policy 12 of the JLSP, it is felt that this is an unnecessarily restrictive stance.  After lengthy discussion with the Council’s Forward Planning Manager it is concluded that, given the particular circumstances of this scheme, approval would, in principle, be acceptable.  

Turning to the visual impact of the proposed works, given that only one new opening is proposed in the walls of the building, I do not consider that there would be any significant harm caused to the character of the barn or indeed wider visual amenity from this scheme.  In respect of nearby amenity, whilst I am aware of the adjacent farmhouse, I am of the opinion that subject to appropriate insulation of the building there should not be any significant detriment caused.  

With regard to highway safety matters, the County Surveyor has outlined conditions which he would wish to see impose should Committee be minded to allow the application. 

Therefore, having carefully considered all of the above, I am of the opinion that the scheme should be given favourable consideration.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Development Services for approval subject to the drafting of a Section 106 Agreement to control future occupancy of the building and tie the two uses together, and also subject to the following conditions:

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


REASON:  In accordance with the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority shall retain effective control of the development and to ensure the continued structural integrity of the building.

2.
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.
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 26 March 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.

5.
All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.


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

6.
Prior to the commencement of development an inspection regime to operate during the construction process should be agreed in writing with the Local Planning Authority.


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

7.
This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 19 August 2004.  Any deviation from the survey may need to be the subject of a further planning application.


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

8.
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.

9.
All new and replacement door and window head and sills shall be natural stone to match existing.


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

10.
All new and replacement gutters shall be cast iron or aluminium supported on ‘drive in’ galvanised gutter brackets.


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

11.
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.

12.
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.

13.
There shall not be any retail sales from the site and all collection and delivery of goods shall be via the applicant’s own vehicle.


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

14.
The new access loop shall be surfaced in tarmacadam prior to commencement of development and a scheme of signage of operation of this system shall be agreed in writing by the Local Planning Authority and installed prior to commencement of development and thereafter retained.


REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order to prevent the dragging of stones back onto the highway in the interest of highway safety.  

15.
The occupation of the dwelling shall be limited to persons employed in the business operating from the remainder of the building.


REASON:  In accordance with the Council’s Interim SPG “Housing” and Alteration Review 1st Deposit Edition as the dwelling has been permitted only in recognition of the need for ancillary living accommodation in connection with the primary use of the site for business purposes.  A dwelling in this location would not otherwise have been permitted.

16.
Prior to occupation of the dwelling, all works necessary for the establishment of the joinery enterprise shall have been completed and inspected by the Local Planning Authority.


REASON:  In accordance with the Council’s Interim SPG “Housing” and Alteration Review 1st Deposit Edition in order to ensure that the commercial use of the building is implemented as this is a pre-requisite of the justification for the residential occupation.

17.
The employment use hereby approved shall be commenced within one month of the first occupation of the residential accommodation and the applicant must inform the Local Planning Authority in writing when residential occupation commences.


REASON:  In accordance with the Council’s Interim SPG “Housing” and Alteration Review 1st Deposit Edition in order to ensure that the commercial use of the building is implemented as this is a pre-requisite of the justification for the residential occupation.

18.
This permission shall relate to the Section 106 Agreement dated …………. which details restrictions on future occupancy of the building.


REASON:  For the avoidance of doubt since the proposal has been subject of a legal agreement to limit use of the building.

19.
Before the use commences or the premises are occupied, the building(s) 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.

20.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted  to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

21.
No development approved by this permission shall be commenced until 

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



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

b)

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

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


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

NOTES

1.
Under the terms of the Water Resources Act 1991, the prior written consent of the Agency is normally required for any discharge of sewage or trade effluent into controlled waters, and may be required for any discharge of surface water to such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant into or onto ground or into waters which are not controlled waters.  Such consent may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

2.
Only domestic sewerage should be discharged to the private sewerage treatment plant.

D.
APPLICATIONS IN ‘OTHER’ CATEGORIES


APPLICATION TO BE DETERMINED BY LANCASHIRE COUNTY COUNCIL 

APPLICATION NO:
3/2006/0696/P
(GRID REF: SD 7499 4381)

PROPOSED INSTALLATION OF NEW GYPSUM AND LIMESTONE BELT CONVEYORS AND GANTRIES AT CASTLE CEMENT LTD, RIBBLESDALE WORKS, CLITHEROE 

	PARISH COUNCIL:
	Any observations will be sent directly to Lancashire County Council.

	
	
	

	NEARBY RESIDENTS:
	Any observations will be sent directly to Lancashire County Council.


Proposal

The objective of the proposed development is to improve the transportation of limestone and gypsum to cement mills No’s 7 and 8 within the Ribblesdale Works complex.  At the present time, limestone and gypsum are delivered to a clinker gantry by road transport, and it is then transferred by a gantry crane into the cement mill hoppers.  The proposal involves taking limestone and gypsum from the limestone gantry with a new belt and delivering it on to an existing belt (belt No 10) which will transport the material to the cement mill hoppers.  The belt conveyor will protrude from the limestone gantry at ground level on an incline to feed belt No 10 at a height of 21m at the top.  The conveyor will be sheeted in goose wing grey cladding and be fully sealed, and all the steel will be of galvanised finish.  

Site Location

The proposed development is in a central location within the Ribblesdale Works complex off the eastern side of West Bradford Road, Clitheroe.  

Relevant History

There have been numerous previous planning applications relating to Ribblesdale Works, but none are considered to be of any relevance to the consideration of this current application.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

This is an application to be determined by Lancashire County Council upon which the Borough Council has been consulted.  The County Council has accepted this as a valid application even though the submitted drawings only show the development in plan form with no elevational details.

Having said that, it is clear from the submitted plans and the written description of the development which was submitted with the application, that the proposed development will form part of the existing complex of buildings and structures and will not be readily visible from outside the boundaries of the works.  In a letter submitted with the application, the applicants say that a major benefit of the proposed development will be to reduce the existing environmental impact by not using road transport for internal material movements, and will also reduce dust emissions when emptying the limestone and gypsum into gantry bunkers.  

Given these environmental benefits, the lack of any detriment to visual amenity, and the improvements to the efficiency of an existing well established major business in the Borough, I can see no objections to the proposal.  I do, however, consider that elevational details of the proposal should be submitted for consideration prior to a decision being made on the application by the County Council.  I therefore recommend that the County Council be advised accordingly.  

RECOMMENDATION: That Lancashire County Council be informed that, subject to the receipt and consideration of satisfactory elevational details of the proposed works, the Borough Council has no objections to this application.  

INFORMATION / DECISION
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