RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 10 OCTOBER 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:

	3/2006/0208/P
	Two storey rear extension and Orangery 
	Austin House

Malt Kiln Lane, Chipping

	3/2006/0361/P
	Proposed two storey extension at side and rear of existing property (resubmission) 
	33 St Peter’s Close

Wilpshire

	3/2006/0421/P

(CAC)
	Demolition of existing semi derelict garage/storage building and rebuilding to provide two housing units to be let to housing tenants at building 
	Rear of

15 King Street

Clitheroe

	3/2006/0508/P
	Renewal of main house roof and rear lean-to roof including removal of all rotten/fractured timber battens, ridge board and purlins and recladding with stone flags.  Take down and rebuild section of front wall.  Renewal of rotten timber ceiling joists and floor boards.  Dry lining interior walls and replacement of plaster ceilings in eastern section (LBC) 
	Higher Coar Farmhouse

Chipping

	3/2006/0523/P
	Addition of dormer extension to west elevation, new balcony to south elevation, removal of existing garage and store, erection of new garage
	Glenburn

Whalley Road

Billington

	3/2006/0541/P
	Proposed demolition and rebuild of existing garage, cabinet makers workshop and stable building. Demolition and rebuild of existing store adjoining house to provide garage and office studio space above. External works and landscaping
	Fellside Farm

Smalden Lane

Grindleton

	3/2006/0551/P

(LBC)
	Removal of internal wall below street level, to create dining room and allow more light into the room (retrospective)
	94 Whalley Road

Clitheroe

	3/2006/0554/P
	Proposed two storey extension and front bay and porch
	2 Kestor Lane

Longridge

	
	
	

	
	
	

	
	
	

	3/2006/0555/P
	Demolition and rebuilt of existing garage, construction of in-fill dining room extension and porch, roof remodelling and reproofing work to provide improved bedroom accommodation and associated internal and external alterations
	Fernlea

Edisford Road

Waddington

Clitheroe

	3/2006/0558/P
	3 No. double sided pediment signs
	Royal Oak Inn

Longsight Road

Clayton-le-Dale

	3/2006/0582/P
	Garden room extension 
	The Brambles, Sawley

	3/2006/0585/P
	Extension and internal and external alterations
	Eel Beck Farm,

Rimington Lane, Rimington

	3/2006/0586/P
	Reserved Matters application for construction of a farmworker’s dwelling
	Higher Highfield Farm

Slaidburn

	3/2006/0594/P
	Two storey extension to side of existing dwelling to replace existing garage and proposed detached garage to side
	2 Hornby Road

Longridge

	3/2006/0600/P
	New pitched roof to existing garage
	8 Derby Street

Clitheroe 

	3/2006/0605/P
	Change of use from B1 workspace to B1 showroom not involving retails or any building works 
	Home Farm

Gisburn Road

Gisburn

	3/2006/0609/P
	Construction of new entrance and tarmac drive
	Knowle Dene

Waddington Road, Clitheroe 

	3/2006/0611/P
	Formation of new single storey Headteacher’s office and corridor
	Balderstone CE School

Balderstone

	3/2006/0616/P
	Two storey side extension 
	33 Riverlea Gardens

Clitheroe

	3/2006/0617/P
	Remove existing precise concrete garage (6No) to the rear of Firtrees and replace with new precise concrete garages
	1 Firtrees

Mellor Brook

	3/2006/0630/P
	Erection of 2 No. industrial units and associated engineering works 
	Whalley Industrial Park

Clitheroe Road, Whalley

	3/2006/0632/P
	Agricultural livestock building (resubmission of 3/2006/0165/P)
	Proctors Farm

Woodhouse Lane, Slaidburn

	3/2006/0637/P
	Amendments to approved drawings.  realign rear roof slope, install dormer and 4 rooflights on rear roof slope, reposition roof light on front roof slope
	29 Green Drive

Clitheroe

	3/2006/0638/P
	Removal of old wall render, underlying stone cleaned, pointing raked out, new pointing and replace downspout
	100 Whalley Road

Clitheroe

	3/2006/0639/P
	Roof alterations 
	Spiroflow UK

Lincoln Way, Clitheroe 

	3/2006/0642/P
	Change of use from a hairdresser to an estate agent
	9 Whalley Road

Wilpshire



	3/2006/0644/P
	Resubmission of approved scheme (planning permission 3/98/0666/P) with design amendments for the conversion of barn into three dwellings. Constructions of two new detached garages.  Installation of new sewage treatment plant and soakaways including associated external works and existing access improvements at Barns 1 and 2 and land 
	High House Farm

Longridge

	3/2006/0649/P
	Front porch, rear kitchen extension and side extension to provide a study
	2 Woodend Cottages

Dunsop Bridge

	3/2006/0651/P
	Proposed conservatory to rear 
	12 Mayfair Crescent

Wilpshire

	3/2006/0656/P
	Erection of single storey timber framed conservatory 
	Bennetts Close

Wiswell Lane, Whalley

	3/2006/0657/P

(LBC)
	Demolition of a dilapidated corrugated tin clad lean-to extension and replacement with a stone built single storey mono-pitched extension 
	Jumbles Cottage

Stonyhurst

	3/2006/0658/P
	Erect domestic garage on land used as agricultural access and reposition field access 
	Palewood Barn

Whitewell Road

Cow Ark

	3/2006/0660/P
	Below ground covered slurry tank
	Parrock Head Farm

Slaidburn

	3/2006/0662/P
	Bring back property windows, renew rotten windows
	Brabbins Old School

27 Windy Street, Chipping

	3/2006/0665/P
	Re-instatement to form 2 no. terrace properties, 1 no. residential and 1 no. retail
	15 – 17 Derby Road

Longridge

	3/2006/0668/P
	Erection of a single garage (Re-submission)
	2 Milnshaw Terrace

Grindleton

	3/2006/0669/P
	Proposed reconstruction of rear extension and extension to first floor to rear of property
	23 Mellor Brook

Mellor Brook

	3/2006/0671/P
	Single storey rear extension 
	42 Wesley Street

Sabden

	3/2006/0678/P
	Roof alterations, cover flat garage roof with a pitched roof 
	8 Church Close

Waddington

	3/2006/0679/P
	Resubmission of application 3/2006/0169 showing extension width increased from 3000 to 3300
	99 Hayhurst Street

Clitheroe 

	3/2006/0680/P
	Link extension to garage to form utility room
	9 Calder Vale

Whalley

	3/2006/0681/P
	Change of use of land to form extended residential curtilage and erection of double garage
	Lyme House Farm

Thornley

	3/2006/0683/P
	Proposed garden room to rear
	Langdale

Higher Commons Lane

Balderstone

	3/2006/0690/P
	Single storey extension 
	24 Clitheroe Road

Whalley

	3/2006/0692/P
	Demolition of existing garage and construction of new single storey extension  
	8 Shireburn Avenue

Clitheroe 

	3/2006/0693/P
	Vehicular crossing of footpath/verge, new conservatory and new detached garage
	150 Chatburn Road

Clitheroe

	3/2006/0698/P
	Extension to an existing domestic dwelling/revision of a previously approved scheme to form additional bedrooms
	Kemple View

Pendleton Road

Wiswell

	3/2006/0699/P
	Single storey extension to rear
	2 Mayfield Avenue, Clitheroe

	3/2006/0701/P
	Conservatory to side of house 
	21 Bleasdale Avenue,Clitheroe

	3/2006/0702/P
	Proposed sun lounge extension 
	3 Lakeland Drive

 Calderstones Park, Whalley

	3/2006/0704/P
	Addition of black stove pipe flue
	Dinkling Green Barn and Crook Cottage, Dinkling 

Green Farm, Whitewell

	3/2006/0719/P
	Erection of new two storey extension to rear and single storey extension to side elevation 
	The Laurels, The Drive Brockhall Village

Old Langho

	3/2006/0722/P
	Demolition of redundant out-buildings and destruction of two storey and single storey extension and sewage treatment plant
	Station House

Newsholme

	3/2006/0740/P
	Siting of portakabin 
	Land adjacent to No 1 shed British Aerospace


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0290/P
	Externally illuminated (static) public house sign at Car Park area
	Spread Eagle Hotel

Lamb Row

Barrow
	The proposal by virtue of its height and location would also be seen as an incongruous element in the locality and is thus detrimental to the visual amenity of the area, and insufficient and inaccurate information has been submitted with the application to enable its proper consideration.


	
	
	
	

	3/2006/0395/P
	Dormer and roof extension 
	York Cliff

Snodworth Road

Langho
	G1, ENV3, H10, SPG – “Extensions and Alterations to Dwellings” – over dominant and unsympathetic extensions to detriment of visual amenity.



	3/2006/0410/P
	First floor extension and refurbishment of existing garage premises
	The Garage

Branch Road

Waddington
	G1 and ENV16 - Detrimental to highway safety and visual impact on Conservation Area and to the character of the building.



	3/2006/0580/P
	Outline application for demolition of existing agricultural building to be replaced with 3 new holiday lets at agricultural building -adjacent to -


	Lane Ends Farm Cottage

Bolton-by-Bowland
	G1 – detrimental to highway safety.



	3/2006/0606/P
	Extensions and alterations
	The Barn

Higher Greystoneley

Bowland-with-Leagram
	G1, ENV1, H18, Policy 20 – JLSP – detrimental to character of barn and visual amenities of AONB.



	3/2006/0615/P
	Demolish existing timber hen cabins etc construct 3 No timber holiday chalets
	Up Brooks Farm

Up Brooks Lane

Clitheroe
	G1 and RT1 – adverse impact on highway safety.



	3/2006/0621/P
	Replace (rotted) wooden window frames and front door, and create new first floor front window
	18 Higher Road

Longridge
	The proposal would be harmful to the character and setting of the listed building and the setting of other listed buildings in the row because of the disruption to the distinct and original pattern of openings and the rose façade and the installation of unsympathetic modern windows.

	
	
	
	

	3/2006/0629/P
	Porch extension
	Greenhouse Barn

Commons Lane

Balderstone
	G1, ENV3, H18 – extensions to the detriment of character of building and visual amenity.



	3/2006/0631/P
	Change of use to market (car boot selling) any 26 Sundays between 1 April and 31 October in any year 
	Land at the rear of the King Charles public house, 23-25 Old Row, Barrow
	Policy G1 – Detrimental effects upon the amenities of nearby residents and highway safety.



	3/2006/0633/P
	Two storey rear extension  
	121 Whalley Road

Sabden
	G1, H10 & Policy SPG – “Extensions and Alterations to Dwellings” – Detrimental to residential amenity.



	3/2006/0661/P
	Two storey extension to form double garage and bedrooms over
	Bluebell Cottage

3 Manor Row

Copster Green
	Policies G1, H10, SPG "Extensions and Alterations to Dwellings" - adverse visual impact



	3/2006/0676/P
	Two storey rear extension alterations
	The Old Farm

 Norcross Wood

Hothersall Lane Hothersall
	Policies G1, ENV3, H10 and SPG – over dominant extensions to the detriment of visual amenity.



	3/2006/0705/P
	Renovation of existing building including increase in ridge height to provide storage/office space for retail unit adjacent 
	Warehouse to rear of 41 King Street, Whalley, Clitheroe
	The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2006/0729/P
	280m long road
	Land at Whins House Sabden, Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/0634/P
	Extensions and alterations to adjoining annex to form additional bedrooms.
	Roefield Nursing and Rest Home, Edisford Road, Clitheroe

	3/2006/0635/P
	Extensions and alterations to adjoining annex to form additional bedrooms.
	Roefield Nursing and Rest Home, Edisford Road, Clitheroe

	3/2006/0766/P
	Milking parlour and portal frame livestock building
	Manor House Farm

Paythorne


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

O
	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
	-
	APPEAL ALLOWED 21.9.06

	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
	
	APPEAL ALLOWED 20.9.06

	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
	-
	APPEAL ALLOWED 30.8.06

	3/2005/1052

D
	24.5.06
	Mr Atif Niaz Yusuf

Balcony to rear of dwelling (Retrospective application)

156 Whalley Road

Wilpshire
	WR
	-
	APPEAL DISMISSED

31.8.06

	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
	-
	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
	-
	APPEAL DISMISSED 

30.8.06

	3/2005/0728

D
	12.6.06
	Mr J D Ridehalgh

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

Moorlands Lodge

1 Spread Eagle Barn

Main Street

Sawley
	WR
	-
	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
	-
	RVBC statement sent

Awaiting site visit

	3/2005/0894

D
	15.8.06
	Cloud 9

Shop sign illuminated by swan neck lights providing static illumination.

63 Berry Lane

Longridge
	WR
	-
	RVBC statement sent



	3/2006/0345 & 0346

D
	21.9.06
	Mr & Mrs W Brown

Removal of existing conservatory. Alterations and extensions to existing kitchen and utility areas to provide additional space for kitchen/dining and utility areas, which is more in keeping with the property and more aesthetically, appropriate.

Newfield Edge Hall

Burnley Road

Gisburn
	WR
	_
	Notification letter sent 21.9.06

Questionnaires completed online 21.9.06 & 22.9.06


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:
3/2006/0597/P (CAC) & 3/2006/0596/P (PA) (GRID REF: SD 371286) 

PROPOSAL THE EXISTING FRONT WALL AND GABLE WALL TO THE CHAPEL WILL BE RETAINED, ALL OTHERS WILL BE DEMOLISHED – DUE TO POOR STRUCTURAL CONDITION (CAC).  PARTIAL DEMOLITION OF EXISTING BUILDINGS AND CONSTRUCTION OF NEW VILLAGE HALL (PA) AT CHAPEL HOUSE AND SUNDAY SCHOOL, CHAPEL STREET, SLAIDBURN

	PARISH COUNCIL:
	Slaidburn & Easington Parish Council - incorrect wording, should read Chapel Street not Church Street.  Otherwise no objections.  

Incorrect wording, should read Chapel and gable wall retained not Sunday school which has already been demolished.  Otherwise no objections.  

	
	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):


	Submitted plans do not include a site layout plan or any details of the off-street parking facilities.  Ensure that the current application includes the previously accepted arrangements.

	
	
	

	ENVIRONMENT AGENCY:
	Initially objected to proposed development in letter 16 August 2006.  However, the agent subsequently confirmed that the flood risk assessment prepared in conjunction with the earlier applications for this site also applies to this application.

Environment Agency then withdrew their objections subject to the mitigation measures set out in the previous flood risk assessment being incorporated into this development.

The Environment Agency also confirms that all other comments made in respect of the previous application 3/2005/0258 are still applicable.  That is, a suggested condition in respect of surface water drainage. 

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	Do not consider any further archaeological response necessary.



	THE GEORGIAN GROUP:
	Have serious concerns about the impact that the proposed scheme would have on the appearance and character of one of the key groups of buildings comprising the Conservation Area.

The Group regret the proposal to façade the existing historic buildings and would question whether a greater degree of the fabric of the external envelope could be retained for the positive contribution that these buildings make to the Conservation Area.

	
	There is no doubt that these buildings enhance the Conservation Area through their design and form and are an important part of the street scene.  In particular, the Group consider that greater attempts are necessary to retain the gable walls in traditional form, as these are particularly visible features which contribute to the appearance of the group of buildings.  

	
	
	

	ANCIENT MONUMENTS SOCIETY:
	No objections, but this is on the assumption that the ‘poor structural condition’ of the existing has been verified by professional consensus.  

	
	

	NEARBY RESIDENTS AND STATUTORY NOTICES:
	One letter received from the resident of Whiteholme, Slaidburn which makes the following points:



	
	1.
	The applications have not been worded so as to be intelligible in respect of street name and walls to be demolished and must be resubmitted correctly.



	
	2.
	It should have been possible to retain this historic façade and its disappearance makes it much easier for angles of walls to be varied so that land can be taken from the Slaidburn settled estate without the encroachment being obvious.


Proposal

In May 2005 Conservation Area Consent was granted for the demolition of the Sunday school of 1889, the substantial demolition (north west gable and rear walls) of the Chapel House of 1824, the Chapel and Chapel House interior and two out-buildings to the rear as part of a façade retention scheme.  At the Planning and Development Committee of 19 December 2005, planning permission was granted for partial demolition, alterations and extensions which included a condition requiring the Chapel and Chapel House façade to Chapel Street to be retained in its entirety in accordance with a method statement to be submitted to and agreed with the Borough Council.  At the same Committee Members refused Conservation Area consent for the demolition of all walls including the historic walls forming the façade retention scheme.  

Conservation Area Consent is now sought for the demolition of all walls apart from the façade and south-east gable of the Chapel.   This application is retrospective in respect of the Chapel House façade.  In April 2006, following an inspection by the Borough Council's Principal Building Control Officer, it was confirmed to the agent that the Borough Council would not object to the remnant of the former Chapel House being demolished on safety grounds.  The agent was advised that this would conflict and possibly invalidate the above planning permission.  However, he was also advised that formal enforcement action would probably not be considered expedient subject to the rebuilding of the wall as a faithful replica.  

The other two sections of wall proposed to be demolished are the remaining sections of chapel rear wall which have distinct arch-headed windows at first floor.  

Planning Permission is also sought for partial demolition of existing building and construction of new village hall.  The main differences from the scheme approved in December 2005 are

(i)
windows – some new window openings, a number of changes to window dimensions and glazing bar patterns (glazing bars are now omitted from many openings particularly at the north west elevation), and the incorporation of stone surrounds;

(ii)
south west elevation – a widening of the rear extension gable elements; plant access and circulation doors recessed from the wall face; repositioning of Chapel arch-headed first floor window;

(iii)
a reduced usable basement area; 

(iv)
replacement of Chapel House, Chapel Street façade.

Materials are shown on the application form to be random stone walls with sandstone jamb setts around openings.  The plans define random rubble as ‘irregular, odd shaped stones not in straight courses’ – 90% sandstone, 10% limestone.  The plans also show a render finish to match existing building and mouldings for the Chapel Street façade and the rebuilt Chapel rear wall and natural Welsh slates and timber windows.   

The scheme incorporates an altered pedestrian access.   The agent has confirmed acceptance of the parking and highway arrangements, and flood risk assessment and other Environment Agency matters from the previous approval.

Site Location

The chapel site is at the south-east extremity of Slaidburn village and adjoins Chapel Street, the village green which is common land, and a public right of way.  Chapel and House main elevation immediately adjoins Chapel Street.  The buildings occupy a prominent position at the south east ‘gateway’ to the village, partly because of unobtrusive views of the site across the village green.  The site is within Slaidburn Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty.  The site is within the flood risk area subject to Policy G7 of the Districtwide Local Plan; the River Hodder adjoins the village green to the south and the confluence of Croasdale Brook with the Hodder is to the east of New Bridge.  The land surrounding the site and to the south of Chapel Street is essential open space as designated by Policy G6 of the Districtwide Local Plan.  The River Hodder is a County Biological Site (Policy ENV9 of the Districtwide Local Plan).  A belt of mature trees adjoins the site to the west.  

Relevant History

3/85/0192/P – Refusal – Alterations to existing premises to provide residential centre which will incorporate worship area for the local Methodist community.  

3/98/0087/P – Withdrawn – Conversion of church and house for 4, 1 bed self contained flats.

3/98/0850/P – Withdrawn – Conversion of church and demolition and rebuild of adjacent Sunday School room to form 4, 1 bed self contained flats.

3/01/0046/P – Withdrawn – Change of use of house to community use.

3/02/0568/P – Withdrawn – Demolition of existing chapel and construction of new community resource centre.   Alteration of existing car park and construction of play area on adjacent land.  

3/03/0608/P & 3/03/0609/P – Withdrawn – Proposed replacement village hall – demolition of entire Chapel building and attached Chapel (House) Cottage.

3/04/0222/P – Refusal – Proposed retention of existing Chapel and Chapel House with new building to rear.  Demolition of Sunday School.

3/05/0258/P – Approval – Partial demolition, alterations and extension – Chapel and Chapel House.

3/05/0259/P – Approval – Partial demolition and rebuild.  Chapel and Chapel House (Conservation Area Consent).

3/05/0968/P – Approval – Partial demolition, alterations and extension – Chapel, Chapel House and Sunday School.

3/05/0969/P – Refusal – Demolition of remaining walls following Conservation Area Consent 3/2005/0259 (Conservation Area Consent).

Relevant Policies

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV9 - Important Wildlife Site

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G6 - Essential Open Space.

Policy G7 - Flood Protection Policy.

Policy G12 - Places of Worship/Community Facilities.

Corporate Delivery Plan 3.14 Economy.

Environmental, AONB, Human Rights and Other Issues

The main considerations to be taken into account in the determination of the Conservation Area Consent application are found within Planning Policy Guidance 15 ‘Planning and the Historic Environment’.  This states that the prime consideration should be the desirability of preserving or enhancing the character or appearance of the conservation area.  Account should also be taken of the parts played in the architectural or historic interest of the area by the building for which demolition is proposed, and in particular of the wider effects of demolition on the buildings surroundings and on the conservation area as a whole.  The general presumption should be in favour of retaining the buildings which make a positive contribution to the character or appearance of the conservation area.  Proposals to demolish such buildings should be assessed against the same criteria as proposals to demolish listed buildings.  

In my opinion the previous façade retention scheme was essential to the preservation of the character and appearance of Slaidburn Conservation Area and the acceptability of the village hall scheme.   Therefore, it is regrettable that the Chapel House façade was found to be unsafe during the demolition process on the site.  However, providing the rebuild façade is constructed so as to be an authentic copy and not a modern pastiche, I would consider the works to be acceptable.

I am aware of the concern relating to the inaccurate notice and, as a result, the press notice has been re-advertised.

The proposed demolition of the Chapel rear wall sections has not been justified by the agent.  However, I do not consider these wall sections to be integral to the façade retention scheme and would have no objection to their demolition providing this would have no structural implications for retention of the rest of the historic fabric.  

The main consideration in the determination of the planning application relates to changes in design.  I am mindful that the only comments received in this regard have been from The Georgian Group and I consider the proposed changes to gable wall treatment to be insignificant.  Therefore, in my opinion the proposal has an acceptable impact upon the character and appearance of Slaidburn Conservation Area and the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty. 

In respect of the issues raised by the local resident, I would confirm that the applications have been re-advertised with correct descriptions and location and that the agent has signed the land ownership certificate confirming that all land to which the application relates is in the ownership of the applicant. 

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and appearance of Slaidburn Conservation Area and the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty.

RECOMMENDATION: That Conservation Area Consent be GRANTED subject to the following condition(s):

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

Reason:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2. 
Specifications for Chapel House facade re-building which show authentic replication of all features of the former facade shall be submitted to and approved by the Borough Council before this section of wall is rebuilt.

Reason: In order to safeguard the character and appearance of Slaidburn Conservation Area.

3.
Prior to demolition of the remaining sections of Chapel rear wall, a method statement showing how this can be achieved and undertaken without damage or impact upon the integrity of the Chapel façade and south-east gable walls, shall be submitted to and approved by the Local Planning Authority.

REASON:  In order to safeguard the character and appearance of Slaidburn Conservation Area.  

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

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

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

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

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

3.
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.

4.
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.

5.
Prior to the commencement of works, which shall include site preparation and service installation, a method statement shall be submitted to and approved by the Local Planning Authority in respect of the protection of the mature Chestnut (x1) and Oak (x1) trees, immediately to the west of the building 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.

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.

6.
Specifications for Chapel House facade re-building which show authentic replication of all features of the former facade shall be submitted to and approved by the Borough Council before this section of wall is rebuilt.

Reason: In order to safeguard the character and appearance of Slaidburn Conservation Area.

7.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

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

8.
This permission shall be implemented in accordance with the proposal as amended by e-mailed letter received on the 21 August 2006 confirming that the applicant is happy to accept the parking and highway arrangements etc from the previous application.

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

9.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 21 August 2006 confirming that the previous flood risk assessment and all of the Environment Agency matters relating to the previous approval will be applicable to this permission.

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

10.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 26 July 2006 clarifying the nature of proposed development and the site address.

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

11.
The development's parking and highway arrangements are to be those as approved for planning permission 3/2006/0968 which shall be complete and operable before the village hall is first brought in to use.


Reason: In the interests of highway safety.

12.
No development approved by this permission shall be commenced until a scheme to implement the works outlined in the flood risk assessment prepared by Jeremy Benn Associates (ref: RJA/2003s0262-S-L002-1 and dated 18 September 2003) are submitted to and approved by the Local Planning Authority.  The works shall be carried out in accordance with the details in the approved plans.


Reason: To reduce the risk of flooding on site and elsewhere.

13.
Prior to demolition of the remaining sections of Chapel rear wall, a method statement showing how this can be achieved and undertaken without damage or impact upon the integrity of Chapel façade and south-east gable walls, shall be submitted to and approved by the Local Planning Authority.

REASON:  In order to safeguard the character and appearance of Slaidburn Conservation Area.  

APPLICATION NO:
3/2006/0624/P
(GRID REF: SD 7339 3828)

PROPOSED ERECTION OF AGRICULTURAL BUILDING (RESUBMISSION) AT FORMER SEWAGE TREATMENT PLANT WORKS, BARROW, CLITHEROE 

	PARISH COUNCIL:
	Have a number of reservations about this application.  Little seems to have changed since the earlier refusal, other than some improvement to ventilation.  The Parish Council is further concerned that unless the applicant can be shown to have a long term tenancy of the land edged blue on the plan, then we could be left with an agricultural building on the site, in isolation.  There is also concern that the building could be used for the storage of plant and machinery associated with the applicant’s family timber business. 



	
	Commenting on the previous application, the Parish Council was concerned about possible run-off of effluent from the building and surrounds, into the adjoining Barrow Brook.  Also, if the building is to be used as a cattle shelter, do the doors need to be 5m high?



	ENVIRONMENT

DIRECTORATE

(RURAL ESTATES:
	I feel that a building would benefit the applicant through better management of his cattle.  In view of the fact that the cattle are kept on the land at Barrow all year round and it is land adjoining his own dwelling.  Whilst I am conscious the land at Barrow is only held by the applicant on a short term consent and as such, has a lack of security of tenure, I feel the fact that he has farmed the land for the last 10 years does help provide evidence of the probability of continuity of use for a reasonable period of time into the future.  I am of the opinion that an agricultural building at the Barrow site would best suit his needs.  The Rural Estates Surveyor commented on the previous application from an operational perspective that for the applicant to be able to manage his cattle close to his residential address would be beneficial.  

	
	It is clear that the building will stand in isolation to other development.  However, I feel its proposed location being low lying would help to conceal the building.  With reference to the need to hard core the entire site, it is evident that the basis of justification for this is not concerned with an agricultural need but instead it related to the applicant’s son’s forestry contracting operations.



	
	The design of the previously refused proposal was considered inappropriate.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received. 


Proposal

Planning permission is sought for an agricultural building on the site of the former sewage works in Barrow.  The building would be sited in the northern area of the site with a grassed area to the south side and a further area of hard standing beyond.  The area of hard standing has been amended to reflect more accurately that which was formerly hard standing following the decommissioning and dismantling of the filter beds at the sewage works.  

The applicant’s land at Chaigley takes approximately 15 minutes to reach each way from the applicant’s house at Catlow Terrace, Barrow.  Rather than reapply for the lapsed planning permission for the agricultural building at Chaigley, he prefers to erect a building close to his property.  As well as the obvious savings in travelling time each day, he can over winter his cattle in the building at Barrow so improving the quality of this grazing land by preventing the destruction of the grass and soil structure by poaching.  

The maximum dimensions of the proposal are approximately 18m x 12m x 6.2m to the ridge.  Materials used would comprise concrete block with vented Yorkshire boarding above and a fibre cement sheet roof.

Site Location

The site is accessed from Whalley Road down a private access track and the applicant’s land at Barrow amounts to approximately 22 acres.  The proposed building would be located approximately 260m from Whalley Road and immediately to the south of Barrow Brook.  The nearest residential properties are situated at Mill Brook Place and are approximately 200m to the east.

Relevant History

3/2006/0028/P – Erection of cattle shelter and food store.  Refused 20 March 2006.

3/98/0020/P – Extension of existing agricultural building to form hay storage unit at agricultural holding off Crooked Field Lane, Chaigley.  Refused but allowed on appeal on 29 September 1998.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The two main issues to consider are whether the building can be justified on agricultural grounds and the impact on visual amenity.  

In his most recent consultation response, the Rural Estates Surveyor has commented that the proposed building at the application site would benefit the applicant through better management of his cattle and that an agricultural building at the Barrow site would best suit his needs.  The applicant currently has no buildings at his land in Barrow.  

In 1998, the Borough Council refused planning permission for an agricultural building at the applicant’s land in Chaigley due to lack of agricultural justification.  However, the application was allowed on appeal but the consent has not been implemented.  The applicant’s agent states that the applicant prefers to erect an agricultural building close to his home in Barrow rather than at his land in Chaigley to reduce travelling time and the Rural Estates Surveyor has acknowledged the benefits of this.  

Materials to be used in construction are now considered appropriate and reflect the advice given by the Rural Estates Surveyor.  In terms of visual impact, the former sewage treatment site is low lying and this, together with the surrounding tree cover, mean that the proposal would not be readily visible from Whalley Road and the visual impact would be kept to a minimum.  The area of hard standing has been reduced and due to the extensive tree screening, I also feel that the impact of this would be minimal.  I acknowledge the comment by Parish Council that the building would be isolated but given the previous use of the site, and the existing tree screening, I consider that the siting is appropriate. 

Therefore, in view of the Rural Estates comments and the apparent justification for a building, I consider a favourable recommendation to be appropriate. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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.

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

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

3.
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.

APPLICATION NO:
3/2006/0627/P
(GRID REF: SD 7248 4570)

PROPOSED EXTENSION OF GARAGE TO FORM HOLIDAY COTTAGE AND INTEGRAL GARAGE AT STABLES BARN, MILL LANE, SLAIDBURN ROAD, WADDINGTON

	PARISH COUNCIL:
	No objections.

	
	
	

	HIGHWAY AUTHORITY:
	No formal observations received but indicated verbally no objections. 

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received which raises concern regarding 

· The use of the existing septic tank and that it may lead to accidental flushing of sanitary items.  

· Concern regarding the use of existing water supply as an increase in use may cause problems.  

· Possibility of increase in traffic will lead to highway safety.

· Visual impact of the increase in size of the garage.  


Proposal

This application seeks to extend an existing detached garage to include holiday-let accommodation.  The extension would involve approximately 4m x 4m with an additional height of 1m.  The materials would be stone and a slate roof.  

Site Location

The site is located in a relatively isolated position at the end of Mill Lane and it is situated in an Area of Outstanding Natural Beauty.  

Relevant History

3/97/0757/P – Conversion of barn to dwelling.  Approved. 

3/2002/0109/P – Extension.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H18 - Extensions to Converted Buildings.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relate to the visual impact caused by the increase in size of the detached garage, highway safety issues as a result of additional traffic and residential amenity.  

Although no formal response has been received from the County Surveyor, he has concluded that the extension and use of part of the garage for holiday-let accommodation would not result in significant traffic to the detriment of highway safety.  I note the concerns regarding visual amenity but remain satisfied that given the alterations are of modest proportions, the garage would not result to the detriment of the character of the Area of Outstanding Natural Beauty.  In a response to the letter of objection the applicant has indicated that the septic tank is suitable for 28 persons, they have rights to use the water supply from the fell but have a mains connection and also they have designed the proposal to minimise impact on the neighbours. 

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 to the detriment of highway safety.

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

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

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

2.
This permission shall be strictly in accordance with the protected species survey submitted on 31 July 2006 and any deviation shall be agreed in writing by the Local Planning Authority.

REASON: In order to ensure the protection of appropriate species and to comply with Policy ENV7 of the 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, SPG – “Housing” 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:
3/2006/0641/P
(GRID REF: SD 7755 4623) 

PROPOSED EXTENSION TO PROPERTY AND CONVERSION OF SMITHY TO FORM ADDITIONAL ACCOMMODATION FOR PROPERTY AT 5 COWPER PLACE, SAWLEY

	PARISH COUNCIL:
	The Parish Council alleged that The Smithy is owned by the Old Sawley Estate (the Fattorini Estate) and does not belong to the applicant.  The Parish Council says that many different owners of the property have tried to include The Smithy into the curtilage without success, and the Parish Council therefore objects to the application and intends to inform the Fattorini Estate of the application. 

	
	
	

	NEARBY RESIDENTS AND STATUTORY NOTICE:
	No representations have been received. 


Proposal

The Smithy is a single storey pitched roof building attached to the north western corner of 5 Cowper Place.  Its stone walls, including stone window and door surrounds are still complete and appear to be structurally sound.  Its roof tiles have been removed but the timber roof structure remains in place.  

The first element of the application relates to the renovation/conversion of The Smithy to form a kitchen and dining room.  The roof would be recovered using blue slates to match the dwelling.  In the north elevation an existing door opening and two existing window openings would be used, whilst in the south elevation an existing window would be increased in size to form a patio door.  

The second part of the proposal relates to a flat roofed single storey extension across the north elevation of the existing bungalow filling the gap between the eastern elevation of The Smithy and an existing extension at the neighbouring property to the east.  This extension, which would comprise two bedrooms, would occupy an area presently occupied by timber sheds and a car-port.  Its flat roof would be of Lead Green Polyroof roofing system complete with timber rolls.  Its two windows would have stone surrounds to match those of The Smithy building.  A consequence of this extension is that three conservation type roof lights are proposed to be fitted in the north facing roof slope to provide light for a bathroom and an internal hallway.  

The final part of the proposal is a small extension between the southern elevation of The Smithy building and an existing flat roofed single storey extension.  This would provide the internal link between The Smithy and the main dwelling.  It would be of matching stone construction and would have a flat roof in the form of a continuation of the roof of the existing extension, but with a west facing sloping section of blue slates to match those on the existing building and those to be used in the re-roofing of The Smithy.

Site Location

No 5 Cowper Place is a single storey dwelling at the western end of a terrace of five properties which are sited at right angles to the main road through the village on its western side.  There is a vehicular access track down the northern side of the terrace and a footpath immediately adjoining the southern side of the dwellings and crossing their respective gardens.  
The application site includes The Smithy building attached to the north west corner of the dwelling and a garden which extends to the south and west.  

Relevant History

1979/0008/P – Conversion and extension of former Smithy to form one dwelling.  Application withdrawn.

19991/0810/P – Conversion and extension of former Smithy to form one dwelling.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy G6 - Essential Open Space.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The Parish Council alleges that The Smithy is not owned by the applicant and that many different owners of 5 Cowper Place have tried to include the building into the curtilage of the property without success.  These allegations are incorrect on all counts.  

In 1979, the current applicant submitted an application (3/79/0008/P) which sought permission to convert and extend The Smithy to form a separate self-contained new dwelling (as opposed to incorporating it into the curtilage of the existing dwelling).  In response to allegations made at that time by the Parish Council about the ownership of the property, the applicant provided copies of legal documents which proved that he had purchased The Smithy and adjoining land from the Fattorini Estate in 1975.  Those same documents have again been provided to the Local Planning Authority in respect of this current application.  Application 3/79/0008/P was withdrawn by the applicant in response to advice at the time from North West Water that it was premature pending the commissioning of a new sewerage system in the area.  There were no planning or highway safety objections to the application.  

In 1991, permission was again sought for the extension and conversion of The Smithy to form a separate self contained dwelling (3/91/0810/P).  This was refused for reasons that the proposal did not comply with the policy requirements that a rural building should be capable of conversion without the need for further extensions which would harm the appearance and character of the building; and for highway safety reasons concerning the increased use of the access track which has substandard visibility at its junction with the main road through the village.  

An application in 1983 for the erection of a dwelling on another parcel of land at the western end of Cowper Place was also refused for reasons relating to inappropriate development on land designated as essential open space and highway safety (3/83/0212/P) and the subsequent appeal was dismissed.

This current application differs from all the previous proposals as it does not involve the formation of an additional residential unit.  There would therefore be no increased use of the access road, so there is no sustainable highway safety reason for refusal of the application.  Furthermore, it does not involve any new building on the land designated as essential open space and does not therefore contravene Policy G6 of the Local Plan.  In its present condition the former Smithy building detracts from the appearance of the Conservation Area.  I consider that its renovation and conversion in the manner proposed would improve the appearance of the Conservation Area.  The proposal therefore complies with Policy ENV16 of the Local Plan.

The two proposed extensions would not have any detrimental effects on the amenities of the adjoining property.  The extensions are also, in my opinion, appropriately designed.  I consider the flat roof on the larger of the two extensions to be acceptable.  This is because, due to the orientations on the roofs of The Smithy, the existing dwelling, No 5, and the extension on the adjoining property No 4, any pitched roof on the proposed extension would appear as an over-prominent and discordant feature.  

The renovation and conversion of The Smithy uses appropriate matching external materials throughout and utilises existing door and window openings appropriately.  

Overall, I can see no objections to this proposal.  

SUMMARY OF REASONS FOR APPROVAL

The proposed renovation/conversion of the existing Smithy building will have positive effects on the appearance of the Conservation Area; the extensions will have no detrimental effects on visual amenity or the amenities of nearby residents; and the proposals as a whole will have no detrimental effects 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.

2.
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 preserving the appearance and character of the existing dwelling, and to comply with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2006/0654         


(GRID REF: SD 374241 442409)
PROPOSED GARDEN ROOM, SECOND FLOOR BEDROOM EXTENSION AND RE-CONSTRUCTION OF GARAGE AT HETTON HOUSE, EASTHAM STREET, CLITHEROE.
	PARISH COUNCIL:
	No comments received at time of writing report. 

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from the solicitor of a neighbouring property. Objections are on the following points:

· Loss of light from the first floor extension. 

· Loss of privacy from the opening of a window in the existing house.

· The height of the replacement garage.

· The first floor proposed within the garage would enable a two storey extension to be constructed. The objector is concerned that this could be then used as a separate dwelling.


Proposal

The proposal is for a first floor extension, a garden room and the demolition and re-build of the garage.

Site Location

The property is within a residential area, situated off Waddington Road, on the outskirts of Clitheroe

Relevant History

None 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The property is a substantially sized house in Clitheroe and the proposals are for a first floor extension, a conservatory and a replacement garage.   The first floor extension will be built over the existing utility room to the ground floor. It will have a hipped roof. 

The garden room is proposed to project 3.5m and be 3.8m wide. It is proposed to have a hipped roof, being 3.9m at the maximum point.  The garage is proposed to be built on the same footprint of the existing garage, although it will be slightly higher than the existing, being 5.2m at the highest point of the roof. 

The main issues to consider is the impact on the neighbouring property in terms of loss of light/privacy, the size of the proposals and the impact on the surrounding area. 

The first floor extension would cause minimal loss of light to the neighbouring property. The neighbouring property is situated over 4m away from the Hetton House, and it would not fail the BRE 45° rule on both the vertical and horizontal planes. 

Loss of privacy would not be a significant issue, as there are no neighbouring windows proposed on the side elevations to the neighbouring property to the north. There would be minimal loss of privacy to the neighbouring property to the south, as the distance separating the conservatory and the house is significant and the impact would be negligible. The size of the conservatory is acceptable and would cause no significant impact to the surrounding area. 

The garage would cause minimal impact. The existing garage is smaller in height than the proposed, however the height difference would not cause a significant impact in terms of loss of light. 

The design of all of the proposals is acceptable and there would be no detrimental impact caused to the surrounding area. 

Taking into account the neighbouring objections, the first floor extension does not fail the BRE 45° rule and the size and design of which is acceptable. The creation of an extra window in the side elevation has been carried out under permitted development rights, to which does not require a planning application. 

The height increase of the garage is negligible and would not form an incongruous feature, or a significant loss of light. There is a first floor proposed in the garage, however it is not proposed as a separated dwelling or an annex, and is therefore being considered as ancillary accommodation such as a store. I cannot presume that a two storey extension is being constructed as the plans that I have considered demonstrate a replacement garage, with a first floor, being built slightly higher than existing. 

I cannot take into account proposals that may be applied for in the future, as this is not a material consideration that can be considered as part of this 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 is GRANTED subject to the following condition: 

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 21 September 2006.

REASON:  In accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and for the avoidance of doubt since the proposal was the subject of agreed amendments.

APPLICATION NO: 3/2006/0677/P
(GRID REF: SD 8439 4680)

PROPOSED CHANGE OF USE OF BARN TO CREATE 2 NO HOLIDAY COTTAGES AT BONNY BLACKS FARM, HOWGILL LANE, GISBURN

	PARISH COUNCIL:
	The Parish Council objects to this application on the grounds that there is no indication on the application as to what is currently on site and therefore it is impossible to form a judgement on the suitability or otherwise of the application to the existing premises.  As it stands, the application may not do the proposal justice since it makes the development look totally unsuited to a semi-remote rural setting, and more appropriate for a town centre superstore.  In principle, the Parish Council approve of diversification and the utilisation of redundant farm buildings for tourism but they are unable to support this application as it stands because of the deficiencies of the plans provided.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to the proposed change of use which he considers would comply with farm diversification policies as well as removing the existing use for furniture storage.  His only concern is that there should be no additional signs erected at the junction of Howgill Lane with the A682.  The County Surveyor comments that the applicant could request the Borough Council to provide street nameplates or he could apply for tourism signs after being in operation for at least one year.  



	NEARBY RESIDENTS:
	A letter has been received from a local resident who has no objections to the proposal but asks if the opportunity could be taken to tarmac Coal Pit Lane from the application site to its junction with Howgill Lane.  




Proposal

In 2003 planning permission was granted for the conversion of the stone barn and brick built outbuildings for furniture manufacture and/or distribution with ancillary first floor staff room (3/03/0185/P).  Part of the conversion works have since been carried out including the majority of the external alterations and repairs as outlined in the original structural report.  In a statement submitted with this current application, the applicant says that since the previous permission was granted there has been a large downturn in the applicant’s business, such that the larger premises are no longer required.  The applicant’s partner has also recently had to stop working due to ill health.  The applicant says that, in order to utilise the barn and provide an income, they would like to diversify into tourism by way of providing holiday accommodation.  

Planning permission is now therefore sought for the conversion of the whole of the traditional stone barn into two units of holiday accommodation.  A small ground floor unit would comprise a lounge, kitchen, bedroom and bathroom, and there would be a large five bedroomed units on two floors.  The layout of the two units has been designed so that the door and window openings which have been formed in accordance with the approved scheme can be fully utilised.  

The brick built single storey outbuildings will remain as offices, workshops and stores.

Site Location

The buildings form part of the farmstead of Bonny Blacks Farm located on the west side of Coal Pit Lane approximately 300m north of its junction with Howgill Lane.  There is a farmhouse within the group of buildings, but the nearest other dwelling is some 250m away from the site.  

Relevant History

3/03/0185/P – Alterations and conversion of barn and outbuildings to provide additional space for existing furniture business with ancillary first floor staff room.  Approved with conditions. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy ENV9 - Important Wildlife Site

Environmental, AONB, Human Rights and Other Issues

The Parish Council objects to this application on the grounds that there is no indication on the application as to what is currently on site and therefore it is impossible to form a judgement on the suitability or otherwise of the application to the existing premises. 

The fact is, however, that the elevations of the barn as they presently exist and as they are proposed under this application are the same.  This is because the conversion works authorised by the previous planning permission have been carried out, and the room layout in the current proposal has been designed to utilise the now existing door and window openings. There is, therefore, sufficient information in the application to properly assess the proposal. 

In view of the circumstances, the proposed alternative use of the building will have no effects on its external appearance.  

Policy RT3 of the Local Plan says that planning permission will be granted for tourism related uses in rural buildings providing all of the following criteria are met.   I am of the opinion that the proposal meets the relevant criteria. 

A local resident has asked if the opportunity can be taken to tarmac Coal Pit Lane from the application site to its junction with Howgill Lane.  This suggestion was actually considered at the time of the previous application.  Coal Pit Lane, however, and the adjoining land to the east is identified as a Biological Heritage Site for its diversity of grassland flora.  It was considered at the time of the previous application, that to surface the lane would create surface water run off and may have some impact on ground conditions and, therefore, existing flora.  It was therefore considered that the retention of the crushed aggregate surface was preferable to tarmac, particularly given the limited vehicle movements anticipated to serve the use which was then proposed.  The County Surveyor agreed with that conclusion at the time of the previous application and has not requested any works to the surface of the lane in respect to this current application.  For these reasons, I do not consider that a condition requiring surface works to the lane is either necessary or appropriate.

Overall, subject to conditions to ensure that the units are used as holiday accommodation only, and that the building is not subjected in the future to inappropriate alterations, I consider that this proposal is, if anything, an improvement on the existing planning permission in respect of its affect upon the appearance and character of this rural locality.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed alternative use for this rural building would have no detrimental effect on the appearance of the building itself, or the wider locality, nor would it have any adverse effects upon the amenities of any nearby residents or highway safety.

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

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

REASON:  In order to comply with Policies G1, G5, ENV3 and RT3 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

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 building 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 RT3 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The applicant is advised to give proper consideration to the wholesomeness of the private water supply serving the proposed development.  In particular, it is important that a water sample is taken to ensure that the supply complies with the requirements of the current legislation.  As a minimum, an ultra-violet water treatment plant must be installed on the incoming supply to both holiday cottages to help prevent the risk of illness.

APPLICATION NO:
3/2006/0711/P
(GRID REF: SD 7371 3600)

PROPOSED REMOVAL OF CONDITION 2 FROM APPLICATION 3/2004/0786 TO ALLOW B8 STORAGE (RESUBMISSION) AT COPPINS FARM, ACCRINGTON ROAD, WHALLEY

	PARISH COUNCIL:
	The Parish Council repeats its original objections to this application including the dangers of traffic emerging on to Accrington Road.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections subject to a condition which requires prior notice to be given to the Local Planning Authority for approval in respect of the nature of goods to be stored, and the re-imposition of the condition relating to the provision and retention of visibility splays which was imposed on the original planning permission.

	
	
	

	NEARBY RESIDENTS:
	A letter has been received from a nearby resident who expresses concerns about the application.  He considers that the removal of condition No 2 could lead to an increase in the heavy goods traffic on Accrington Road due to short term storage and distribution at this location.  He says that the road is derestricted at the moment and that traffic travels at speed both up and down this section of road with the possibility of an increase in accidents due to slow moving vehicles entering and leaving the site.  Finally, he says that it is already difficult to exit Sydney Avenue on to Accrington Road and this would be made worse if this use of the site is permitted. 


Proposal

In 2004 an application was submitted, which sought permission for a development described as ‘proposed change of use from agricultural to light storage to provide a revenue stream under the farm diversification scheme’ (3/2004/0786/P).  With regards to that application, the County Surveyor commented that, by reason of poor visibility in both directions along Accrington Road, the existing access was totally unsuitable to serve as the means of access to further development of this site.  He was concerned about the principle of the development off a derestricted road.  However, if the Council considered the proposal to be acceptable as a farm diversification and was minded to approve the proposal, he recommended that a condition be imposed regarding the provision/retention of 2.4m by 120m visibility splays in both directions.

With regards to that original application, and in response to the County Surveyor’s concerns, the applicant’s agent confirmed that the use would comprise the long term storage of vehicles, and that a condition specifying that particular use would be acceptable to his client.  On 12 May 2005 the Committee resolved to grant permission subject to the condition recommended by the County Surveyor and the following condition No 2:

· The storage use hereby permitted shall relate to the long term storage of vehicles only,     which shall take place entirely within the buildings (ie there shall be no outside storage of vehicles).  The site and buildings shall not be used for the storage as any other materials or goods and, in particular, shall not be used as a storage and distribution centre.

Permission was then sought by application 3/2005/0948/P for the variation of that condition to allow ‘light commercial and industrial storage’.  In a letter dated 16 January 2006, the applicant said that he was unable to state categorically what would be stored because, until someone applied to rent the buildings he had no way of knowing.  He added, however, that it was not his intention to run a major distribution centre from these premises, but just to generate a small  income stream from what would become redundant buildings when the final ban on battery cages is implemented in 2012.

This current application seeks permission for the removal of condition No 2 from the original permission in order to allow Class B8 storage use.  The applicant, however, fully appreciates and agrees with the Council's aim of preventing the site from becoming a storage and distribution facility.  He refers to this in a statement submitted with the application in which he says that the items which are proposed to be stored are, and have been from the inception of the scheme, longer term and not short term.  In a section of the statement headed ‘Proposed Items’ the applicant says that the existing egg packing station will remain in one section unit and that the following list of items would be considered for storage:

· Vehicles, which include caravans etc.

· Seasonal greetings cards.

· Household items whilst property is rented or clients are abroad.

· Seasonal equipment.

· Seasonal products ie Christmas decorations etc.

· Local business overspill eg restaurant dry goods, surplus stock etc. 

· Camping equipment.

· Archives and records store.

The applicant states that no goods would be stored externally; that he will abide by any conditions placed upon the planning permission; and that he will place a covenant on the site stating that it will not be used as a distribution site.  

Site Location

The site is on the south side of Accrington Road, Whalley.  The applicant owns additional agricultural land to the west, south and east of the actual application site.  The southern boundary of the applicant’s land is formed by the River Calder.  The site is within the open countryside to the east of the settlement boundary of Whalley.

Relevant History

3/2004/0786/P – Change of use from agricultural to light storage.  Approved subject to conditions.

3/2005/0948/P – Proposed variation of condition No 2 on application 3/2004/0786/P to allow light commercial and industrial storage.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy EMP12 - Agricultural Diversification.

Environmental, AONB, Human Rights and Other Issues

The application relates to what used to be an intensive egg producing farm, but the applicant has now ceased this activity.  With one small part of one of the four buildings used for egg sorting and grading, and the remaining (approximately 95%) floor space being unused, the applicant sought, through the original application, to obtain permission for an alternative use in order to provide him with some additional revenue.  In a supporting statement submitted with the original application it was stated that storage had been chosen because it would have least impact on the locality.

In the report for the original application, reference was made to Policy EMP12 which states that proposals for agricultural diversification will be approved subject to other policies within the Local Plan, and provided that they are appropriate in both scale and character to the rural areas of the Ribble Valley and do not compromise its natural beauty.  The opinion was also expressed in that report that a standard storage and distribution facility at this site would more than likely be harmful to the appearance of the locality and would, in any event, be unacceptable on highway safety grounds.  For these reasons the previous permission was only granted subject to the condition which has been the subject of a previous variation application and is now the subject of this current application.

Unlike the original application, there was no indication in the previous variation application as to what would be stored and the likely traffic generation.  Therefore, if permission had been granted for the variation of the condition as then requested, the result could have been the formation of a storage and distribution depot with frequent movements of possible large vehicles over which the Council would have had no control.  That previous variation application was therefore refused for the following reasons:

1.
The variation of the condition as requested could result in the formation of a storage and distribution facility with an unrestricted number of vehicle movements (likely to involve large vehicles).  It is not considered that such a facility would be appropriate in either scale or character to the rural location of the site.  It is considered that such a facility would be harmful to the character and amenities of the area.  For these reasons the proposal would be contrary to the requirements of Policies G1, ENV3 and EMP12 of the Ribble Valley Districtwide Local Plan.

2.
A storage and distribution facility with no restrictions on the number of vehicle movements (or the size and type of vehicles) served by an unsatisfactory access on to the derestricted section of road would be detrimental to highway safety contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

In a further attempt to secure permission for an alternative use for the buildings, the applicant had discussions with the Planning Officer and the County Surveyor prior to the submission of this application.  The listing of the type of goods which might be stored was put forward by the applicant.  The Case Officer and the County Surveyor, however, feel that the best way to control the storage use in the interests of both highway safety and the character of the locality, would be to require the prior approval of the Local Planning Authority (in consultation with the County Surveyor) of any type of goods to be stored.  In the pre-application discussions, the County Surveyor did specify a number of types of storage which he would not consider to be acceptable.  One of those was caravans, because such slow moving vehicles being towed into and out of the site would be detrimental to highway safety on this busy and fast stretch of road.  Caravans have, however, been included in the applicant’s list.  This would need to be addressed in the conditions should the Committee resolve to grant planning permission.  

Subject to appropriate conditions to control the nature of goods which are being stored, I consider that this proposed use of these largely redundant agricultural buildings would not become a storage and distribution facility and would not, therefore, be detrimental to the character of the area, the amenities of nearby residents or highway safety.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

Subject to appropriate control over the type of goods to be stored, the proposed alternative use of these redundant agricultural buildings will not have any seriously detrimental effects upon the character of the locality, the amenities of nearby residents or highway safety.  

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

1.
Precise details of all items and goods to be stored, and an estimate of the length of their storage period, shall be submitted to and approved in writing by the Local Planning Authority prior to the items or goods being brought on to the site.  

REASON: In order to ensure that the storage is long term in the interests of the character of the locality, the amenities of nearby residents and highway safety, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
All items and goods shall be stored at all times within the buildings, and there shall be no outside storage.  

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

3.
Caravans or trailers shall not be stored at the site at any time.  

REASON: Because vehicles towing caravans or trailers into and out of this site would be detrimental to highway safety contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
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 access road from the continuation of the nearer edge of the carriageway of Accrington Road to points measured 120m in each direction along the nearer edge of the carriageway of Accrington Road, 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 site access.

APPLICATION NO: 3/2006/0712
         


(GRID REF: SD 368921 433059)
PROPOSED Conversion of EXISTING garage, proposed conservatory and extension to porch at front (resubmission) 1 BERKSHIRE CLOSE, WILPSHIRE

	PARISH COUNCIL:
	No objections. 

	
	
	

	NEARBY RESIDENTS:
	One objection received.  Objection is on the basis of visual detriment as existing extension does not match the original house.


Proposal

The application is to convert the existing garage into living accommodation, forming a garden room, bathroom and kid’s playroom. The existing carport is proposed to have a garage door. There is also a front porch proposed at the front elevation and a conservatories to the rear of the existing house. 

Site Location

The site is in a residential area in Wilpshire. 

Relevant History

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

3/2006/0502 - Conversion of carport to garage. Linking new garage to existing garage. Conversion of existing garage to living accommodation. Extension to front porch. Erection of two conservatories at rear of property. 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

This is a resubmission of a previously refused application on grounds of overlooking impact, which went to the July committee. The applicant has removed some of the proposals, which include the conservatory to the rear of the garden room and the infill of the carport. 

The proposals for this application are to attach a garage door to the front of the existing carport, convert the existing garage to the rear into living accommodation with a link building similar to the style of the garage, a front porch and a conservatory to the rear of the existing house. 

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

There will be minimal loss of neighbouring amenity issues caused to any surrounding neighbours from the proposals. The side elevation of the proposed conservatory on the rear elevation will be built against a neighbouring single storey rear extension and there are sufficient boundary treatments in place, i.e. a timber panel 1.8m high fence. There are no windows proposed on the side elevation of the kids room or garden room facing Durham Road. 

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

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED subject to the following condition:

APPLICATION NO: 3/2006/0725/P
         

                (GRID REF: SD 376785   434743)
PROPOSED GARDEN WALL/FENCE ON NORTH BOUNDARY OF PROPERTY (RETROSPECTIVE APPLICATION) AT 30 STRAITS LANE, READ
	PARISH COUNCIL:
	No observations to make.  

	
	
	

	NEARBY RESIDENTS:
	2 letters of objections received. Objections are on the basis that the fence is too high, and the length of the fence.



	COUNTY SURVEYOR
	No objections. 


Proposal

The proposal is for a 1.7m high fence/wall along the side boundary of no. 30 Straits Lane. 

Site Location

The site is a residential area within Read. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

There main issues to consider with the proposal are its size and design and the impact on the street scene. It does not cause any neighbouring amenity issues. 

The size and design is acceptable. It does not appear detrimental to the surrounding area or street scene. There are other fences in the area and the design of this fence is aesthetically pleasing and does not cause an incongruous feature within the street scene.

The county surveyor has no objections to the proposal. 

Taking into account the neighbouring objections, the fence is less than 2m high and therefore could be erected without planning consent if it were not adjacent to the highway. The height is not detrimental and does not pose an incongruous feature. 

The length of the fence between 30 Straits Lane and 1 Woodhead Road does not require planning consent and the location of the fence in terms of land ownership is not a material planning consideration that can be taken into account. 

Therefore I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.

APPLICATION NO: 3/2006/0735/P       


      GRID REF: SD 370278  436634)
PROPOSED: Erection of brick wall along perimeter at front and side of house at 19 The Woodlands, Brockhall Village, Old Langho.
	PARISH COUNCIL:
	Objects to the proposal on the grounds that the area was designed to be open plan and if the wall is approved, it would set a precedent for neighbouring properties and eventually the open aspects of the frontage of the houses would be lost. 

	
	
	

	NEARBY RESIDENTS:
	No comments received at time of writing report.


Proposal

The proposal is for a brick wall to the boundary of the property, being1.8m high, with pillars and railings between.

Site Location

The site is within Brockhalls residential estate. 

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

There are main impacts to consider with this proposal are the impact on the street scene and the size and design.    There will be no neighbouring impacts.  The design is aesthetically pleasing and would compliment the existing house and street scene. It would not appear to create over dominating feature and would simply set out the boundary of the house.  There is existing foliage surrounding the property that the wall would be partially screened.  The size is acceptable and would fit in with the street scene. There is a similar wall to an opposite neighbouring property.

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.

APPLICATION NO:
3/2006/0745/P
(GRID REF: SD 7476 3411)

PROPOSED RETENTION OF SECURITY FENCING AND PROVISION OF SECURITY GATES TO MATCH AT COAL STAITHE GARAGE, OLD COAL STAITHE, ACCRINGTON ROAD, READ

	PARISH COUNCIL:
	The Parish Council has viewed the application and has no observations to make.

	
	
	

	NEARBY RESIDENTS:
	Two letters have been received from nearby residents who object strongly for the following reasons:

· Visually inappropriate and an eyesore;

· Prison like appearance;

· Destruction of greenery and landscape;

· Consider the security aspect could still be    achieved with landscaping;

  


Proposal

The application seeks retrospective permission for the retention of a 2.4m high galvanised steel security fence which has been erected along the approximately 145m length of the northern boundary of the site and on approximately 38m of its eastern boundary.  For some of its length the gaps between each railing have been in-filled with timber.  

In respect of works not yet carried out, permission is sought for the timber in-filling to be completed, and for entrance gates to be fitted which are of the same height, design and materials as the fence.  

Site Location

The application relates to the premises of Mark Robinson Tractors which is located on the south side of the access road which also serves Read Garden Centre, off the eastern side of Accrington Road.  The site is elongated in form having a length of approximately 145m and a tapering width which increases west to east from approximately 20m to approximately 56m.  There is a main workshop building at the eastern end of the site and a recently constructed open fronted vintage tractor shed adjoining the southern boundary towards its western end.

The site is within the greenbelt and is adjoined to the south by the River Calder which also marks the borough boundary with Hyndburn.  The western site boundary adjoins Sabden Brook.

Relevant History

3/89/0582/P – Proposed residential development of this site.  Refused. 

3/02/0780/P – Workshop building.  Approved subject to conditions, but not implemented.

3/05/0816/P – Open fronted building for the storage of vintage tractors.  Approved subject to conditions and now built.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Environmental, AONB, Human Rights and Other Issues

Until around December 2005, the northern boundary of this site was defined by a hedge and a 2.4m high chain link fence.  Around that time, however, much of the hedge was removed and the chain link fence was replaced with the 2.4m high galvanised steel palisade security fence to which this partly retrospective application relates.  

The new fence is far more visually prominent than the hedge and fence which it has replaced, and it is more industrial and urban in appearance.  The Local Planning Authority has suggested that, in order to minimise the visual effects of the fence, it should be resited slightly into the site in order to allow a hedge or shrubs to be planted between the fence and the lane.  

In the Design and Access Statement submitted with the application, the applicant’s agent responds to this suggestion and explains the applicant’s reasons for requiring a boundary fence of this particular height and design.  The agent says that the untreated chain link fence was rusty and unsightly, and was also easily cut.  As a result, the applicant suffered a number of thefts from the site including valuable spare parts.  The agent says that the applicant therefore sought advice from the Crime Prevention Unit on how best to improve the security of the site, and a letter from former Inspector Bob Ford forms part of the planning submission.  Essentially, the advice of the police is that it is necessary to provide fencing which cannot easily be cut or otherwise dismantled, does not enable someone to climb over it, and reduces the opportunity to see what is being stored within the site.  Furthermore, no planting should be permitted on either side of the fence which either now or when it matures would serve to help someone scale the fence.  The agent says that in the light of this police advice, the Council's suggestion that the fence be set back within the site in order that planting may be implemented in the verge created, is not practical.  

Whilst still considering the precise design of the fence to be somewhat alien to this predominately rural locality, it has to be accepted that this is a long established industrial site which, at least partly because of its location, is susceptible to crime.  I accept the crime prevention points made on behalf of the applicant, but consider that, if the appearance of the fence cannot be softened by planting, then, as a minimum, it should be painted/stained dark brown or dark green.  Subject to such painting/staining, I consider that the fence would not be unduly obtrusive and would comply with the relevant policies of the Local Plan.  I recommend, therefore, that planning permission be granted subject to conditions requiring such painting/staining.  

SUMMARY OF REASONS FOR APPROVAL

In recognition of the security requirements of this business, and subject to the painting/staining of the fence and gates in an appropriate dark brown or dark green colour, the proposal would not be seriously detrimental to the appearance of this rural and greenbelt locality.  

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

1.
Within three months of the date of this planning permission the entire length of the existing fencing shall have been fitted with timber in-fill panels; and the timber shall have been stained, and the railings shall have been painted in either dark green or dark brown in accordance with precise details which have first been submitted to and approved in writing by the Local Planning Authority.  

REASON: In the interests of the appearance and character of this predominantly rural locality and to comply with Policies G1, ENV3 and ENV4 of the Ribble Valley Districtwide Local Plan.

2.
The proposed security gates shall be fitted with timber in-fill panels to match the fencing, and these gates shall be painted and stained to match the fencing either prior to or within one month of their erection on the site.

REASON: In the interests of the appearance and character of this predominantly rural locality and to comply with Policies G1, ENV3 and ENV4 of the Ribble Valley Districtwide Local Plan.

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


APPLICATION NO:
3/2006/0619/P
(GRID REF: SD 7336 3617)

PROPOSED CHANGE OF USE OF GROUND FLOOR OFFICE TO TAXI BOOKING OFFICE (RESUBMISSION) AT 1A ACCRINGTON ROAD, WHALLEY

	PARISH COUNCIL:
	The application is for a change of use when the property is already being used as a taxi booking office.  Whilst the Parish Council has no objection in principle to the use of the building, it is aware that there is some public nuisance caused to surrounding properties late at night, particularly over the weekend.  



	
	Regarding the parking spaces, the Parish Council would recommend that written confirmation be obtained that the land owners have given permission for the permanent use of the seven spaces indicated on the application and that the three spaces adjacent to the premises should be marked ‘taxis only’.  If the property should change hands, then this condition should be passed to the new owners of the land/property.  

	
	

	
	There should be no parking on the forecourt of the property at any time due to the dangerous position adjacent to the road junction, and parking outside the butchers shop and the electricity sub-station should be discouraged.  Clarification is also sought on the number of actual vehicle movements that are envisaged during peak times. 

	
	

	
	The Parish Council is critical of the way that the planning issues have been dealt with for this property and the continual flouting of the conditions by the taxi firm.  It would recommend that if this continues, then the licence should be revoked.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor does not propose raising any objections to this village centre use, which should assist in reducing the use of the private car.  He asks, however, that the open areas of the application site are kept clear of any obstructions at all times and available for access or the parking of vehicles used in association with the site uses, and says that there shall be no parking of vehicles associated with the business on Accrington Road at any time.  

	
	
	

	NEARBY RESIDENTS AND BUSINESSES:
	A letter has been received from the proprietors of the Whalley Arms Public House who object to the application for the following reasons:



	
	1.
	Highway safety as the firm’s taxis regularly pull up on the kerb in front of the office, which is a risk to pedestrians and other traffic at the roundabout.



	
	2.
	Excessive noise from patrons outside the office in the early hours of the morning when the village is otherwise totally quiet.  This is detrimental to nearby residents and also to the residential accommodation at both the Swan Hotel and the Whalley Arms.


Proposal

Retrospective permission is sought for the use of the ground floor of 1A Accrington Road as a taxi booking office.  This is the fourth application relating to this change of use.  

Site Location

1A Accrington Road is located on the corner of King Street and Accrington Road, adjacent to the Swan Hotel.  It is situated behind a small roundabout.  

Relevant History

3/2004/1233/P – Change of use of ground floor office to taxi booking office.  Refused.

3/2005/0774/P - Change of use of ground floor office to taxi booking office.  Refused.

3/2006/0079/P - Change of use of ground floor office to taxi booking office.  Refused.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The previous application relating to this use (3/2006/0079/P) was first considered by the Planning and Development Committee on 29 March 2006 when refusal was recommended for the following reason:

1.
The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to lack of satisfactory on site car parking provided by the applicants at the site.  

The applicant’s agent made an oral representation to the Committee, and it was resolved that a decision be deferred in order to seek clarification of the comments made by the County Surveyor in respect of the application.  The County Surveyor subsequently confirmed that, subject to the provision of three parking spaces immediately adjacent to the side/rear of the proposed taxi office building, and the imposition of a number of conditions, the proposal would be acceptable in highway safety terms.  The applicant’s agent was therefore asked to provide a 1:500 scale layout plan showing the parking spaces which are available at the site for his clients use and proof that such use would be exclusive to his client.  In anticipation of the receipt of such a plan and proof, a report recommending approval subject to conditions was on the agenda of the Committee on 20 April 2006.  However, the information was not provided in time for the Committee, and Members resolved to defer and delegate to officers (to either approve or refuse) in order to give more time for the information to be received.   7 weeks after the Committee meeting, the information had still not been received.  The application was therefore refused under delegated powers on 14 June 2006 for the reason originally recommended to Committee on 29 March 2006.   

This current application was received on 21 July 2006.  Included in the application details is a document entitled ‘Designated Area Taxi Parking Licence’.  This is an Agreement between Mr Street, the property owner, and Mr Din, the applicant, relating to the use for parking of the land at the rear of 1 Accrington Road, as defined on a map attached to the Agreement.  It is stated that the designated area shall be used solely for the parking of taxis waiting fares; shall not be used for any maintenance or mechanical work or cleaning of vehicles; and that no more than three taxis may be parked on the designated area at any time.  The licence may be ended by either party giving one month’s notice.  

It is not stated anywhere in the licence that it grants exclusive use of the area to the applicant.  The Local Planning Authority has what it considers to be reliable information that the proprietors of the shoe shop at 3 Accrington Road and the occupiers of the residential flats at 5 Accrington Road are also legally entitled to use this land for parking purposes.  The applicant’s agent was therefore asked to comment on this particular aspect of the licence in a letter dated 7 August 2006.  At the time of preparation of this report, despite a number of reminders, no response to the Council's letter had been received from the agent.  The Council therefore still does not have proof that these three spaces are available exclusively for the applicant’s use; and this proof was first requested prior to the meeting of the Committee on 20 April 2006.  Nothing has therefore changed since the last application was refuse.   I therefore recommend accordingly that planning permission should again be refused for the same reason.  

Members may recall that an Enforcement Notice requiring the use of the site as a taxi booking office to cease was served on 1 November 2005.  As no appeal was lodged against the Notice it became effective on 30 November 2005, and the time given for compliance with the Notice was until 30 January 2006.  The Council's Legal Section has been requested to instigate prosecution proceedings.  
RECOMMENDATION: That planning permission be REFUSED for the following reason(s):

1.
The proposal is contrary to Policy G1 of the Ribble Valley Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to the lack of satisfactory on-site car parking provided by the applicants at the site. 

INFORMATION / DECISION
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