RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 9 NOVEMBER 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:

	3/2006/0525/P
	Change of use of barn to form holiday let 
	Sooty Laithe

Far Knotts, Tosside

	3/2006/0570/P
	Creation of attached granny annex accommodation and slight adjustment to residential curtilage
	Moorgill, 4 Wiswell Lane Whalley

Clitheroe

	3/2006/0587/P
	Resubmission of approved scheme with design amendments for the proposed extension of existing industrial units to provide additional manufacturing, despatch and ancillary first floor office and storage space for Farmhouse Fare Ltd, with associated external parking and servicing arrangements 
	Land adjacent 

Farmhouse Fare Ltd

Salthill Industrial Estate

Lincoln Way

Clitheroe

	3/2006/0626/P
	Loft conversion
	3 Southport Barn Cottages

Sawley

	3/2006/0659/P
	Occupation of Shireburn House Barn as a dwelling in breach of a condition restricting its occupation to a farm worker
	Shireburn House Barn

Hurst Green 

	3/2006/0663/P
	Significant refurbishment works for grade II listed farmhouse, including part demolition of lean-to.  Details of the proposals are set out in the associated package of supporting information prepared by Adam Bench Architects.  The works are required to return the dwelling-house to a habitable standard
	Haredon Farmhouse

Dunsop Bridge

	3/2006/0670/P
	Modification to previously granted permission for rear extension (was pitched roof, now flat and green). Addition of Dormer
	8 West View

Clitheroe

	3/2006/0687/P
	Replacement of existing timber doors and windows with natural grain UPVC double glazed doors and windows


	Paddock House

Osbaldeston Lane

Osbaldeston

	3/2006/0688/P
	Erection of a replacement dwelling to include a basement and the conversion of existing dwelling to provide garaging and office accommodation and the extension of the residential curtilage to include former yard area
	Woodfield Farm

Longsight Road

Clayton-le-Dale

	3/2006/0694/P
	First floor bedroom extension to rear of terraced property over existing kitchen ground floor development 
	71 Whalley Road

Sabden

	3/2006/0695/P
	Resubmission of approved scheme (with design amendment) for proposed refurbishment and alterations to existing residential barn conversion including construction of new detached garage and closure of dangerous field and drive entrance gate and creation of new drive and two field entrances off Woodhouse Lane, including demolition and rebuilding of stone roadside walls to create improved visibility.  Installation of new sewage treatment plant/soakaway and new borehole water supply 
	Pages Barn

Woodhouse Lane

Slaidburn

	3/2006/0703/P
	Change of use of house type to include sun lounge
	Beamsley

Parsonage Lane, Chipping

	3/2006/0706/P
	Two storey extension to create larger kitchen, family room and larger third bedroom
	46 The Rydings

Langho

	3/2006/0710/P
	Conservatory to rear of house
	9 The Dales, Langho

	3/2006/0713/P
	External horsewalker fenced with post and rail fencing
	Carr Side Farm

Thornley with Wheatley

	3/2006/0714/P
	Proposed dormer window extension to existing bedroom and bathroom
	3 Sutherland Close

Wilpshire

	3/2006/0717/P

(LBC)
	Alterations and upgrade of basement to office accommodation
	The Clothes Shop

8 York Street

	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

	3/2006/0721/P
	Installation of a disabled access ramp
	40 Berry Lane, Longridge

	3/2006/0733/P
	Construction project sign
	Calderstones Hospital

Mitton Road, Whalley

	3/2006/0737/P
	Conservatory to rear and new boundary fence
	22 River Lea Gardens

Clitheroe 

	3/2006/0742/P
	Substitute house type for agricultural workers dwelling approved under 3/05/0524/P
	Woodtop Farm

Thornley

	3/2006/0744/P
	Agricultural building
	Crawshaw Farm, Back Lane Newton-in-Bowland



	3/2006/0746/P
	Rear conservatory
	11 Howe Croft, Clitheroe

	3/2006/0747/P
	Garden room extension (re-submission)
	The Brambles, Sawley

	3/2006/0748/P
	Disabled access ramp
	16 Travellers Court

Gisburn

	3/2006/0752/P
	Additional window to side elevation of extension (first floor)
	51 Kirkmoor Road

Clitheroe

	3/2006/0753/P
	Erection of garden rooms to plot Nos. 4-11 inclusive
	Dickens Court, Brockhall Village, Old Langho

	3/2006/0754/P
	Conversion of existing garage to create dormer office to first floor and bathroom 
	77 Hillcrest Road

Langho 

	3/2006/0756/P
	Sunroom in lieu of existing conservatory 
	Stonehouse Nook

Hollowhead Lane

Wilpshire

	3/2006/0757/P
	Conversion of barn to form a four bedroom holiday cottage
	Mill House Barn

Grunsagill

Bolton-by-Bowland

	3/2006/0764/P
	Garage and workshop replacing existing outbuildings (resubmission of approved application 3/2005/0843)
	12 Stoneygate Lane

Knowle Green

Ribchester

	3/2006/0765/P
	Proposed conservatory to rear of property
	9 Harewood Avenue

Simonstone

	3/2006/0773/P
	Conservatory extension to side
	1 Waters Edge, Whalley

	3/2006/0774/P
	1No portal frame livestock building
	Manor House Farm

Paythorne 

	3/2006/0775/P
	1 Milking Parlour
	Manor House Farm

Paythorne

	3/2006/0776/P
	Proposed kitchen extension 
	36 Ribblesdale View

Chatburn

	3/2006/0778/P
	Extension of existing gallop with 3m wide ride (Re-submission) 
	Gisburn Park, Main Street Gisburn

	3/2006/0782/P
	Proposed change of use of land to form 2 No car parking spaces
	Dilworth Barn

Whalley Road, Hurst Green

	3/2006/0783/P
	Proposed sun lounge at side of property
	30 Moor Field, Whalley

	3/2006/0785/P
	Extension of existing dormer
	6 Clayton Court

Longridge

	3/2006/0792/P
	Block built secure outhouse in backyard
	13 Nelson Street

Clitheroe 


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0232/P
	Single storey side extension 
	Edisford Hall Farmhouse, Edisford Road, Clitheroe
	The proposed extension would be detrimental to the character and setting of the listed building because its design conflicts with existing cottage rhythms and vertical emphasis and overall range form. This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001/2016.

	3/2006/0572/P
	Stable block (barn style)
	Valle Vista

Barker Lane

Mellor
	ENV4 – inappropriate development detrimental to the openness of the Green Belt.

	3/2006/0682/P
	Formation of new glazed link and car port; conversion of garage to lounge and garden store extension
	Lower Garte Barn

Twiston Lane

Twiston
	Adverse visual impact on the locality and building – contrary to Policy G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

	3/2006/0684/P
	Proposed extension to rear to form recreation block including garages, pool and granny flat etc
	Carr Hall

Whalley Road

Wilpshire
	ENV4 – unjustified and inappropriate development detrimental to the openness of the greenbelt.

	3/2006/0685/P

continued…\
	Outline application for the erection of a live/work unit at Land adjacent 
	Fir Trees Barn

Rimington Lane

Rimington


	Alt 10 Ribble Valley Districtwide Local Plan Alterations Review; Interim SPG – Housing; Policies 5 & 12 of the JLSP – insufficient justification for business use in conjunction with the need for the dwelling thereby adding to existing over supply of housing. Contrary to highway safety due to substandard access.

	3/2006/0697/P
	Two storey side extension providing garage, office and bedroom with en-suite
	4 The Crescent

Dunsop Bridge
	Detrimental impact on the street scene and existing house, forming a dominant and incongruous feature.

	3/2006/0707/P
	Non-illuminated entrance sign posting
	Pendle View Fisheries A59 Bypass

Barrow
	The proposed signs by virtue of their location are considered to be contrary to Policies G1 and RT7 of the Districtwide Local Plan in that they would lead to conditions to the detriment of highway safety.

	3/2006/0716/P
	Single storey extension to kitchen and a two storey L-shaped extension to side of property
	Station House

Mill Lane

Gisburn
	The proposal would form an overbearing and out of place feature in comparison to the existing house, due to its massing, scale and appearance, contrary to Polices G1, H10 and SPG “Extensions and Alterations to Dwellings”.

	3/2006/0727/P

continued…\


	Single storey rear extension and alterations to window openings to provide additional accommodation 
	Lowlands Barn

Newton
	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic re-modelling of the barn’s rear elevation.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.

	3/2006/0728/P
	Single storey rear extension and alterations to window openings to provide additional accommodation
	Lowlands Barn

Newton
	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic re-modelling of the barn’s rear elevation.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.

	3/2006/0731/P
	Use of part of first floor as a self contained flat
	1 King Street

Clitheroe 
	Policy 12  - Joint Lancashire Structure Plan, Policy SPG – Housing, Alterations 1, 7 and 8 of the Local Plan Alterations Review – adding to over supply of residential development causing harm to the urban concentration strategy & precedent.

	3/2006/0741/P


	Change of use of former bakery building to caretakers flat/office at rear
	24 Bridge Road

Chatburn
	Policy 12 – Joint Lancashire Structure Plan, Interim SPG – Housing, Ribble Valley Districtwide Local Plan Alterations Review - First Deposit Edition – unjustified residential development adding to existing over-supply of housing.

	3/2006/0771/P
	Extending the frontage of existing garage
	Elm Dene

Up Brooks
	The proposal has no significant detrimental impact highway safety.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2006/0760/P
	General agricultural storage building
	Sheepcote Farm, Moor Lane Wiswell


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

	Plan No:
	Proposal:
	Location:

	
	
	

	3/2006/0659/P
	The occupation of Shireburn House Barn as a dwelling in breach of a condition restricting its occupation to a farm worker
	Shireburn House Barn

Hurst Green


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2005/0634/P
	Conversion of garage/storage building into two housing units
	Building to rear of 15 King Street, Clitheroe

	3/2006/0544/P
	Proposed rural business park following refurbishment or rebuilding of existing agricultural buildings.  Rebuilding of existing farmhouse with associated amendments to existing building to create owners storage and horse stabling/exercise area (with complimentary landscaping/parking and access revisions
	Salesbury Hall Farm

Salesbury



	3/2006/0619/P
	Change of use of ground floor office to taxi booking office.  Resubmission.
	1A Accrington Road

Whalley

	3/2006/0743/P
	Two storey extension to provide kitchen and breakfast room, two bedrooms and bathroom
	3 Traveller’s Court

Gisburn 


APPEALS UPDATE

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

	3/2005/0985

D
	21.3.06
	Mr & Mrs S Eddleston

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

Land at Park Brook Farm

Copster Green
	Hearing
	21 November 2006
	

	3/2005/0857

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 to be held 6.2.07
	

	3/2006/0135

D
	26.5.06
	Mr G Gordon

Use of dwelling as offices

144 Woone Lane

Clitheroe
	WR
	-
	APPEAL ALLOWED

28.9.06

	3/2006/0142

D
	31.5.06
	Enrico A Coulston

First floor side extension

24 Moorland Crescent

Clitheroe
	WR
	-
	APPEAL DISMISSED 4.10.06

	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
	-
	Site visit 1.30pm, 30.10.06

Awaiting decision

	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
	-
	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
	-
	APPEAL WITHDRAWN 12.10.06



	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
	_
	

	3/2006/0433

D
	27.9.06
	Mr & Mrs Dixon

To demolish and remove existing glass conservatory and the replacement with traditional glass/timber Orangery with painted joinery to agreed colour.

Dove Syke Farm

Eaves Hall Lane

West Bradford
	WR
	_
	Notification letter sent 3.10.06

Questionnaire completed online 5.10.06

	3/2006/0484

D
	28.9.06
	Mr P Ramsbottom

Dormer extension to rear elevation.

Ravenswing Barn

Further Lane

Mellor
	WR
	_
	Notification letter sent 3.10.06

Questionnaire completed online 5.10.06


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2003/776/P
	LB/EN
	Unsuitable windows
	31 Wellgate

Clitheroe

	3/2006/087/E
	EN
	Unauthorised extension of domestic garden
	Sunny Bank Moorgate Lane

Dinckley


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

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

APPLICATION NO: 3/2006/0636/P
(GRID REF: SD 384744 445280)
PROPOSED Change of use to domestic curtilage and erection of triple garage at Higher Newfield Edge, Brogden Lane, Middop, Gisburn.
	PARISH COUNCIL:
	Objects on the basis that the proposal is unnecessary development.

	
	
	

	NEARBY RESIDENTS:
	One objection received.  Objection is on the basis that the existing use is for agriculture and the trees that are to be felled.


Proposal

The proposal is for the change of use of part of the land to the south west of the site from a derelict piece of land to domestic curtilage and to erect a triple garage on the side.

Site Location

The site is in a rural location. There is a group of 3 houses within close proximity to the site. 

Relevant History

None
Relevant Policies

Policy G1 – Development Control.

Policy H12 – Curtilage Extensions.

Environmental, AONB, Human Rights and Other Issues

The proposal is for the change of use of a piece of land adjacent to Higher Newfield Edge and the erection of a triple garage with office accommodation above on the land; being 13.5m long and 7.5m wide, with a pitched roof being 5.9m high at the apex. 

The main issue to consider is the impact on the surrounding area by the use of the land as domestic curtilage. Presently, the land is obsolete; there is a derelict barn, which only has part of the walls remaining. The land has cars parked, and other items stored on it. 

By the implementation of the change of use, there would be no significant detrimental impact caused. The land has already been slightly domesticated over time, and although not lawned and cultivated there is no apparent use as agriculture. The fence and gateposts into the adjacent field define the boundary and taking into account Policy H12, even though the land is wholly outside a settlement boundary; there would be no significant detrimental impact caused, and an improvement to this part of land could be apparent.

The garage is to be built in random stone with a slate roof to match the existing dwelling and is proposed to be situated over 18m away from the existing dwelling, to the west of the site, within the proposed domestic curtilage. 

There will be no neighbouring impact caused by the proposal, as it is further away from them than the existing house. The design is acceptable, being in keeping with the surrounding area, and in terms of the built form being quite simple and the materials being in keeping with the existing. 

The office use of the garage at first floor level will not cause a major impact. The applicant states that there will be no traffic implications and it would be used as an office unit, ancillary to the domestic house. 

The main issue with regards to the garage is to consider is the size and siting of the proposal. The garage would not appear detached from the existing buildings and it would not cause detrimental to the locality.

The site is elevated from the road below making the proposal appear more prominent, however not more prominent than the existing collection of houses.  There was a large barn in place at some point in time, which was separated from the houses. The garage has been orientated to cause minimal impact, with the gable end facing west, towards the road. 

In summary, the proposals are acceptable and would not cause a severe detrimental impact to the surrounding area or existing collection of houses.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.

REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

APPLICATION NO:
3/2006/0730/P
(GRID REF: SD 7282 4387)

PROPOSED DEMOLITION OF EXISTING KITCHEN AND ERECTION OF REAR AND SIDE SINGLE STOREY EXTENSION AT WOODLANDS, BEECHTHORPE AVENUE, WADDINGTON

	PARISH COUNCIL:
	Objects.  The new build will extend to the party line thus obstructing access for maintenance and excluding light from the adjacent property.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received in which the following objections are made:



	
	1.
	Loss of light.



	
	2.
	Noise, general disturbance and builders waste.



	
	3.
	Encroachment upon neighbouring property.



	
	4.
	The rainwater gutter will overhang the neighbour’s property.



	
	5.
	No provision for new boundary fence or wall in the absence of the garage (shed).



	
	6.
	No access for building or pebbledash equipment.



	
	7.
	The gate in back wall does not exist.



	
	8.
	No apparent provision for bins etc.


Proposal

This planning application details a single storey extension to the side and around the rear of the property to provide a conservatory, kitchen, utility room, office, porch and WC.  The proposal would extend 2m to the side boundary with the next door property, Leckfield, and 3.6m to the rear.  It would be set back 3.6m from the front building line and then extend 8.6m along the boundary with Leckfield.  The total width of the extension, when viewed from the rear, will be approximately 7.2m.  The height to eaves is 2.5m and the height to the pitch is 3.5m.

Materials used would consist of rendered walls and a blue slate roof.

The exiting kitchen extension at the rear and the shed in the rear garden would both be removed.

Site Location

The property is a two storey semi-detached dwelling situated within a row of similar properties and with nearby dwellings on the opposite side of Beechthorpe Avenue and at the rear.

The site is therefore within a residential area and is also on land designated as AONB and a Conservation Area.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

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 neighbouring occupier is principally concerned about loss of light but also raises other concerns, such as noise disturbance during building works and the possibility of rainwater from gutters leaking on to their property, which are not material planning considerations.  The main planning considerations are whether the proposal would detrimentally affect neighbouring residential amenity or the appearance of the area.  

In my opinion, the proposed extensions are of a scale that would not adversely affect the next door property, Leckfield.  That neighbouring property has several windows in the side elevation facing the side of the application building, however, the side elevation of the proposed extension would not contain any windows and overlooking would not therefore occur.  A gap of a little over 2m would remain between the proposed extension and the side of Leckfield and that property’s windows.  I consider that when viewed from these windows, the extension would be seen against the backdrop of the existing building, which already has a significant effect on the amount of light that reaches Leckfield, and loss of light as a result of the extension would not be significant.  The proposal complies with the BRE 45o rule on loss of light in relation to both Leckfield and the dwelling on the other side of the application building.  There is a high fence on the boundary with the property to the north, which would minimise overlooking from the rear conservatory.  Other neighbouring properties are further away and would not, in my opinion, be adversely affected by the proposal.

Turning to visual amenity, I am mindful of the property’s location within AONB and a Conservation Area and I consider that the design of the extension (having a hipped roof to the front to match the main roof), the materials to be used and the scale are all appropriate and the visual impact is therefore acceptable.

In summary, I can see no objections to the scheme and recommend accordingly

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking or re-enacting that order) the side elevation of the extension facing the neighbouring property to the south, Leckfield, shall not be altered by the Insertion of any window or doorway without the formal written permission of the Local Planning Authority.

REASON:  In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2006/0767/P
(GRID REF: SD 368908 433818)

PROPOSED Four Log Cabins. One to be used for general storage/housekeeper restroom, one to be used as a maintenance workshop and two to be used for occupational therapy related functions at Kemple View Hospital, Longsight Road, Langho, Lancashire for Partnerships in Care

	PARISH COUNCIL:
	Wilpshire Parish Council – The Parish Council objects to this application as it feels it is detrimental to the visual amenity of the area. They are also concerned that the site location may encroach into green belt land and is replacing temporary structures with semi-permanent structures, which represent an unwelcome expansion of the site into the rural boundary of Wilpshire. The Parish Council recognises the reasons for the proposed development however recommends that alternative locations be explored at the rear of the Admin block or the car parks.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The proposed facility is for the benefit of existing visitors to the site and is considered unlikely to lead to any noticeable increase in traffic. Therefore I have no objections from the highway aspect.

	
	
	

	ENVIRONMENTAL HEALTH MANAGER:
	No objections.



	
	
	

	NEARBY RESIDENTS:
	No letters of objection have been received.


Proposal

The proposal seeks the erection of four single storey log cabins, one opposite the newly built gym building, and three opposite the Kenton Secure Garden area to replace the existing Portakabins on site at present. One will be used for general storage/housekeeper restroom, one will be used as a maintenance workshop and two will be used for occupational therapy related functions. The cabins will be of a basic design with dimensions of approx. 9.4m x 5.1m x 3.2m to the highest point.
Site Location

The site in question is located approx. a mile from Copster Green off the A59, on land designated as open countryside within the Districtwide Local Plan (adopted June 1998). 

Relevant History

There have been many applications for various alterations and extensions in recent years.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks approval for four single storey log cabins within the Kemple View Hospital site. One will be used for general storage/housekeeper restroom, one will be used as a maintenance workshop and two will be used for occupational therapy related functions. Kemple View Hospital is located approx. a mile from Copster Green off the A59, on land designated as open countryside within the Districtwide Local Plan (adopted June 1998).

Current development at the site has seen the approval of a new fifteen-bed ward and gym/office building, which are both almost complete and ready for occupancy. Prior to that, temporary approval was granted for various 'portakabins' on the site to be used whilst the above development was being built. However, some functions have not been able to be incorporated within the new buildings, and as such permission has been sought for the proposed log cabins to be used to house these various functions. The cabins would be of a basic design and timber construction with a red shingle roof, with dimensions of approx. 9.4m x 5.1m x 3.2m to the highest point.
The single cabin to be used by the maintenance staff is shown sited adjacent to the new Gym building. Due to its location within the site, this cabin is considered to have no significant impact on the amenity of the area.

The three cabins on the eastern boundary of the site are to be used for a general store and two occupational therapy rooms, and they are proposed to replace the existing Portakabins on this boundary. As part of the recent approved application for the car park in the southeast corner of the site, this particular boundary was shown to have a significant boundary treatment planted along it to help hide the new car parking area. The existing boundary of the site is shown as the dotted line, over which the proposed cabins are placed, meaning that of the cabins are shown to almost entirely on land still designated as agricultural land. Following discussions with the applicant, it was agreed that amended plans be submitted showing an altered, but more defined boundary line stretching from the north to the south of the site, with the cabins within the site boundary, and a significant landscaping scheme to border the site. Amended plans were submitted on the 23rd of October 2006 showing the boundary of the site altered and screened with a significant boundary treatment and as such, the three proposed cabins in this location are considered to be acceptable providing the Local Planning Authority can agree on a suitable landscaping scheme in order to sufficiently screen the site and create an acceptable and defined boundary. As such, with regards to the objection from the Parish Council, it is considered that such a small extension of the site into the adjacent field, bearing in mind the proposed materials of the cabins and that the boundary will have a significant landscaping scheme planted, the proposal will have no significant impact on the amenity of the area or on the open countryside location.

Policy EMP8 allows the expansion of established firms on land outside main settlements providing it is essential to maintain the existing source of employment and that it will not be contrary to the other policies of the plan, and Policy G5 states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are essential to the local economy’. As such, bearing in mind;

· the proposal will create a defined boundary to the site

· the cabins will be located within the boundary of the site  and

· that the cabins will be screened by the new boundary treatment,

the proposal is considered to comply with these Policies.

Therefore, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, and as such it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 23 October 2006.

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

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

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

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

APPLICATION NO:
3/2006/0768/P 
(GRID REF: SD 369041 433828)

PROPOSED no. Log Cabin to be used as a patient drop-in centre with shop and cafeteria facilities at Kemple View Hospital, Longsight Road, Langho, Lancashire for Partnerships in Care

	PARISH COUNCIL:
	Wilpshire Parish Council – The Parish Council objects to this application as it feels it is an over development of the site, and the proposed site is located too close to the boundary with neighbouring properties.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The proposed facility is for the benefit of existing visitors to the site and is considered unlikely to lead to any noticeable increase in traffic. Therefore I have no objections from the highway aspect.

	
	
	

	NEARBY RESIDENTS:
	No letters of objection have been received.


Proposal

The proposal seeks the erection of a single storey log cabin opposite the newly built 10 bed unit on the southern boundary of the Kemple View Hospital site, in order to create a new drop-in centre with shop and cafeteria facilities. The cabin will be of a basic design with dimensions of approx. 11.4m x 5.6m x 3.4m to the highest point.
Site Location

The site in question is located approx. a mile from Copster Green off the A59, on land designated as open countryside within the Districtwide Local Plan (adopted June 1998). 

Relevant History

There have been many applications for various alterations and extensions in recent years.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks approval for a single storey log cabin opposite the newly built 10-bed unit on the southern boundary of the Kemple View Hospital site, in order to create a new drop-in centre with shop and cafeteria facilities. Kemple View Hospital is located off the A59, on land designated as open countryside within the Districtwide Local Plan (adopted June 1998).

Current development at the site has seen the approval of a new fifteen-bed ward and gym/office building, which are both almost complete and ready for occupancy. Prior to that, temporary approval was granted for various 'portakabins' on the site to be used whilst the above development was being built. However, some functions have not been able to be incorporated within the new buildings, and as such permission has been sought for the proposed log cabin to be used as a cafeteria. The cabin would be of a basic design and timber construction with a red shingle roof, with dimensions of approx. 11.4m x 5.6m x 3.4m to the highest point.

The cabin is shown to be positioned opposite the new 10 bed unit on the southern boundary of the site, and will be sited over 20m from the dwellings to the rear of the site, and due to the significant amount of screening on the boundary, it is considered that it will have no significant impact on the residential amenity of the occupiers of the adjacent neighbouring dwellings. 

Policy EMP8 allows the expansion of established firms on land outside main settlements providing it is essential to maintain the existing source of employment and that it will not be contrary to the other policies of the plan, and Policy G5 states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are essential to the local economy’. As such, bearing in mind:

· the proposed location of the cabin is within the existing site, and

· that the building will be screened by the existing boundary treatment,

the proposal is considered to comply with these Policies.

Therefore, bearing in mind the above and that the application complies with the relevant policies, I note the views of the Parish Council but I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, and as such it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

2.
Before any works to implement this permission are commenced, details of any external alterations to the building, including any flue to dispose of fumes from the cooking process shall be submitted to and approved by the local planning authority.

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

3.
Before the use of the approved building commences, detailed plans of the layout, construction and design of the food handling areas shall have been submitted and approved in writing by the Local Planning Authority.  


REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.
APPLICATION NO: 3/2006/0794
         


(GRID REF: SD 360595  437645 )
PROPOSED rear porch extension to detached dwelling house and proposed detached garage to front area of dwelling at Eden House, Eden Gardens, Longridge.
	TOWN COUNCIL:
	No objections. 

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from a neighbouring property. Objection is on the basis that the property has numerous garages, some of which are let. 


Proposal

The proposal is for single storey rear extension and a detached garage to the front of the property. The single storey extension is proposed to project 4.3m and be 3.6m wide with a sloping roof being 4.1m at the maximum point. 

The detached garage is proposed to be situated to the east of the house, being 6x5.5x2.8m with a slightly sloping roof. 

Site Location

The site in within a cul-de-sac of bungalows in a residential area of Longridge. 

Relevant History

3/1990/0384 – Erection of a garage

3/1994/0687 - Temporary Change Of Use From Domestic Garage To Workshop  

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues to consider with this proposal is the design and the principle of the development. The porch to the rear would cause minimal impact in terms of neighbouring amenity and the design and size is acceptable. 

The garage is proposed to be situated to the front of the property. It has a slight slope in the roof to the rear but will appear to be flat roofed from the front. There is a car port on the site which has appears to have a flat roof. 

The property does have numerous garages, three of which have a separate access to the side of Eden House. Eden House has a detached double garage adjoining a carport, however the applicant stated verbally that the garage would be used for personal use and therefore a condition will be imposed on the decision stating that the garage shall be used solely for personal use.

After discussing the use of the existing garages with the applicant, the garages are used for personal use, storing a boat, house furniture and other personal items.  Two of the garages are let out to people who live on Mersey Street to park their cars in.

There is some question to the use of the garages being part commercial use in terms of the applicant’s own business storage, however the Council is continuing to investigate this matter.

The objections from neighbours are concerned that the garage would not be used for personal use and for the use of a trade, however this would be relieved by the condition to be imposed.

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

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

APPLICATION NO:
3/2006/0797/P                           (GRID REF: SD 373890
441609)

PROPOSED Change of Use of rear ground floor from residential to retail and rear basement from storage to retail and new rear access to existing first floor accommodation at 90 Bawdlands, Clitheroe
	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections from a highway aspect.

	
	
	

	ENVIRONMENTAL HEALTH MANAGER:
	No comments subject to the following:

· Compliance with the provisions of the Health and Safety at work Act 1974 and regulations under that legislation,



	
	· Adequate provision be made for the extraction of vapours from the nail salon in the basement and the provision of a return supply of clean air to comply with the workplace (Health, Safety and Welfare) Regulations 1992;

· The basement must have access to the toilet facilities and wash basin with a supply of hot and cold water at all times; and

· Any mechanical extraction fan system is acoustically insulated so not to cause a nuisance.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received objecting to the proposed change of use, and the following comments have been made:



	
	· Have received no notification of the proposed alterations except from the letter from the Council, and as part of the application requires works to their property (chimney/part wall) they wonder why the applicant hasn’t done so?

· The ground floor plans clearly shows that the accessible party wall is not thick enough to support the proposed new wall and roof above it, and in its current state would require rebuilding.



	
	· Our party wall is currently in dispute, which means that any work carried out at no. 90 must not extend beyond or be supported by more than half the party wall. If party wall agreements are not matters for the Planning Services, surely safety matters are of concern to the Local Authority.

· We are surprised that this planning application assumes retail use of the front ground floor room. RVBC granted PP for change of use from retail to domestic in January 2004, and although building works were never undertaken, the property was used as a family home. Presumably, therefore, the change of use has been implemented, and Q7 on the planning form is incorrect with its information?

· The water supply to the property is from a small-bore water pipe running through our cellar. If the intended use were for a hairdressing salon perhaps it would be a good opportunity to consider installing a separate, independent supply?

· Finally, may we suggest that the rear stairwell will somewhat spoil the appearance of the terrace at first floor level and surely a more viable, aesthetically pleasing solution could be submitted?


Proposal

Change of Use of rear ground floor from residential to retail and rear basement from storage to retail and new rear access to existing first floor accommodation. There is adequate on street parking on the street frontage

Site Location

The site in question is located on Bawdlands, amongst a mixture of both residential and other retail uses, but outside the main town shopping centre and Town Centre Conservation Area as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2003/1025 – Change of Use of Retail Premises to Domestic Dwelling including assoc. building works – Granted Conditionally.

3/1996/0565 – Change of Use from Retail to Hot Food Takeaway - Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy EMP10 - Employment Uses in Mainly Residential Areas.

Policy S2 - Shopping Policies - Outside Clitheroe Centre.

Policy T7 - Parking Provision.

Environmental, AONB, Human Rights and Other Issues

The application seeks the change of use for the rear ground floor of the property and the basement to retail, creating accommodation at first floor level in the form of a self contained flat. There are no proposed hours of opening for this retail unit, however it is assumed they will want to be open between 9am and 6pm Monday to Saturday.

The building in question is a mid-terraced property on Bawdlands, within walking distance of the main town shopping area as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998). The property is situated within a predominantly residential area, however there are a few other commercial uses nearby including a lock shop, takeaway, hairdressers, public house and a central heating shop. The existing frontage to the building contains the original shop window and doors, however the plans show no proposals to change this frontage. In order to create the new first floor self-contained flat, the applicant shows the construction of a two storey extension to the rear of the property that projects approx. 1.8m before sloping down to the height of the existing rear buildings, which will house the new staircase access to the first floor. Due to the position of this extension in relation to any windows in the rear elevation of the adjacent dwellings, it is considered that it will have no significant impact on the residential amenity of the occupiers. Internally, the applicant seeks to create a large shop area at ground floor level with a nail bar in the basement, and providing the comments of Environmental Health are adhered to, it is considered that the proposal will have no significant impact on the occupiers of the adjacent dwellings or on the area as a whole.  
With regards to the Planning Policies relevant to the application, Policy EMP10 of the District Wide Local Plan is most relevant when determining this application, which states that “New employment development (Use ClassesB1-B8, A2) will only be allowed in areas where housing is the principal land use, if there would be no detriment to the amenity of the area in terms of noise, nuisance, disturbance, environment and car parking”. Having visited the site it is considered that a retail unit at this location on Bawdlands, providing the opening hours are kept to within a sensible time period by condition, would not have a significant affect on the residential amenity of the area.

With regards to the letter of objection, it is considered that most of the points made are either not material considerations or issues that would be covered within a building regulations application. With regards to the point raised concerning the application approved for the change of use from retail to residential being implemented at the site, it is considered that this is purely speculative and had this occurred and the application be for the entire ground floor instead of just the rear portion, the Council’s recommendation would still be the same. 

Therefore, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the amenity of the area, on the residential amenity of the occupiers of nearby dwellings or on highway safety, and as such it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use hereby permitted shall only be open to customers or for deliveries between the hours of 9am to 6pm Monday to Saturday. 

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

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

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

3.
The basement must have access to the toilet facilities and wash basin with a supply of hot and cold water at all times, and adequate provision be made for the extraction of vapours from the nail salon in the basement and the provision of a return supply of clean air.


Reason: To comply with the workplace (Health, Safety and Welfare) Regulations 1992.

4.
Any mechanical extraction fan system shall be acoustically insulated so not to cause a nuisance, detail so which shall be submitted to and approved in writing by the Local Planning Authority prior to its instalment.

Reason: In order to safeguard the residential amenity of the occupiers of the adjacent dwellings.
C. 
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR REFUSAL


APPLICATION NO:
3/2006/0480/P
(GRID REF: SD 6104 3656)

PROPOSED OUTLINE APPLICATION FOR THE ERECTION OF A FARM WORKERS DWELLING (RESUBMISSION) AT MOSS FARM, LOWER LANE, LONGRIDGE

	PARISH COUNCIL:
	Are inclined to object and they would ask that justification for this should be sought before any decision is taken.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No LCC highway observations.

	
	
	

	RURAL ESTATES OFFICER:
	There is complex correspondence on this matter which is the summarised below but which is contained in full in the information items section of this agenda for Committee’s information.

National planning policy advice for the provision of agricultural workers dwellings is contained in annex A of PPS7.  Paragraph 3 of the annex specifically deals with permanent and agricultural dwellings as follows:



	
	New permanent dwellings should only be allowed to support existing agricultural activities on well established agricultural units providing



	
	i.
	There is a clearly established existing functional need;



	
	ii.
	The need relates to a full time worker, or one who is primarily employed in agriculture and does not relate to a part time requirement;



	
	iii.
	The unit and the agricultural activity concerned have been established for at least 3 years, have been profitable for at least one of them, are currently financially sound, and have a clear prospect of remaining so;



	
	iv.
	The functional need could not be fulfilled by another existing dwelling on the unit, or any other existing accommodation in the area which is suitable and available for occupation by the workers concerned; and



	
	v.
	Other planning requirements eg in relation to access, or impact on the countryside, are satisfied.



	
	I reported to you in relation to the previous submission 3/05/0154/P that I was concerned based at the present size that a functional need existed and considered expansion of the enterprise necessary.  I considered that the original farmhouse should not be discounted as appropriate accommodation and likewise felt to the closeness to Longridge should not be discounted as an alternative to housing, although recognised that the scale of the enterprise would have a bearing upon this.

  

	
	This application constitutes a resubmission of that refusal and my comments offered constitute rebuttals against the critique of my earlier comments made by the applicant’s agent in the letter to yourselves dated 27 May 2005.   I would strongly refute the agent’s comments that my previous report to you was not prepared in accordance with PPS7 and it is extremely misleading.  The comments made previously and in relation to the agent’s critique of that report clearly identify that the circumstances surrounding the submission of this application do not meet the criteria required by annex A of PPS7.  

	
	

	NEARBY RESIDENTS:
	No comments received. 


Proposal

This application seeks outline permission for the erection of an agricultural workers dwelling with all matters reserved except for siting.  

Site Location

The site is set approximately 460m to the south of Lower Lane accessed by a single width track serving the farm and Alston Grange to its east.  It lies outside the settlement boundary within land designated open countryside.  The land is agricultural grassland with a row of conifers along its western boundary.  

Relevant History

3/05/0154/P – Outline application for the erection of a farm workers dwelling.  Refused 28 July 2005.

On other parts of the farm but relevant to this case are the following applications:

3/95/0755/P – Poultry rearing house.  Approved with conditions 7 March 1996.

3/88/0410/P – Erection of agricultural workers dwelling.  Approved with conditions 20 July 1988.

3/87/0382/P – Erection of poultry rearing house.  Approved with conditions 21 July 1987.

3/87/0349/P – Erection of agricultural workers dwelling – outline.  Approved with conditions 21 July 1987.

3/86/039/P – Erection of one poultry rearing house.  Approved 20 February 1986.

3/80/0591/P – Agricultural workers dwelling.  Refused 9 October 1980.  Appeal dismissed.

3/75/0628/P – Erect four poultry houses.  Approved with conditions 11 August 1975.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H4 - Occupancy Conditions.

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

Policy SPG - Agricultural Dwellings.

Interim SPG: Housing.

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

Policy 12 Housing Provision Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Given the application is made in outline the consideration for Committee is whether the principle of development accords with planning policy.  

Members will note from the planning history section of this report that there have been numerous applications made for agricultural workers dwellings at the farm since 1980.  The first one of these 3/80/0591/P was refused with the Inspector, in dismissing the appeal, commenting that he did not think it impractical for any additional supervisory staff to live in Longridge if suitable alarm and communication systems were installed.  By 1987 the enterprise has expanded to such a point whereby a second dwelling was considered justified and thus outline permission was granted under 3/87/0349/P.  However, that application did not tie the original farmhouse or impose a Section 106 Agreement about occupancy of that dwelling – the only restriction was a condition on the new dwelling limiting its occupation to a person solely employed at Moss Farm poultry rearing establishment.  That dwelling has been constructed and is occupied by Mr & Mrs D Rainford.  The original farmhouse is occupied by Mr & Mrs M Rainford (parents) and Mr J Rainford (son) and this has been the case since the time of the 1987 planning application when Mr M Rainford was still involved in the poultry business along with his sons.  Mr M Rainford now wishes to sell his property (untied farmhouse) and downsize and the claim is made that once this property is sold, the farm will have no way of satisfying the identified functional requirement for two workers to reside on the holding, ie Mr J Rainford who works on the farm will no longer be able to reside in close proximity to the poultry unit.

There has been lengthy correspondence on this matter from both the Rural Estates Officer and applicant’s agent about interpretation of national planning policy and its applicability to the particular circumstances of this case.  Members are referred to the documents in the information items section of this agenda for full details of those arguments.  Applications of this nature are always contentious issues and it is commonplace to find the Rural Estates Officer and applicant’s agricultural representative at odds.  The Council has very strict policies over new residential development and there needs to be a proven justification to allow approval of such a dwelling.  In my opinion there are two key considerations – does a functional need exist for two dwellings and if so, can it be met by another dwelling either on site or within Longridge.  It is clear from the Rural Estates Officer’s comments that he stands by his observations made in relation to the previous application ie that there are questions over the actual functional need and he considers that the possibility of utilising other dwellings within the locality has not been explored fully.  Based on these observations I consider it would be inappropriate to grant permission for an additional agricultural workers dwelling when the need has not been categorically proven.  Thus, the principle of this development is at variance with national guidance, strategic and local plan policy and should be resisted. 

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

1.
Given the lack of an established functional need for two agricultural workers to live on or close to this farm, approval of an additional dwelling would be considered contrary to Policies H2, H5 and ENV3 of the Districtwide Local Plan, the Council's interim SPG: Housing and Policies 5 and 12 of the Joint Lancashire Structure Plan 2001-2016.  Approval of such a dwelling in the open countryside without agricultural justification would add to the oversupply of residential development within the borough which cause harm to the urban concentration strategy as set out in the Joint Lancashire Structure Plan and be to the detriment of the visual amenities of the area.  

2.
If allowed, the development would set a dangerous precedent for the acceptance of other similar proposals without sufficient justification which would render more difficult the implementation of the established planning policies of the Council.

APPLICATION NO: 3/2006/0763/P
(GRID REF: SD 6036 3746)

PROPOSED INTERNALLY ILLUMINATED DOUBLE SIDED PROJECTING SIGN AT BRADFORD AND BINGLEY, 8 TOWNELEY PARADE, LONGRIDGE

	TOWN COUNCIL:
	Comment was made in relation to the fact that a sign in the Conservation Area would normally be externally illuminated not internally, and the Council requested that this point be checked out.  Provided the sign does meet Ribble Valley Borough Council criteria - NO OBJECTION.  

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.




Proposal

Advertisement Consent is sought for a double sided projecting box sign having dimensions of 700mm x 700mm and with internal illumination.

Site Location

The property to which the application relates is a mid terraced premises on the north side of Berry Lane opposite Towneley Gardens.  The premises is currently in use as an estate agency (Use Class A2).  There are commercial premises to both sides of the application building and the site is within the Longridge Conservation Area.

Relevant History

3/2002/0592 – Shop sign.  Approved with conditions on 21 October 2002.

3/2004/0377 – Change of use from A1 retail to A2 estate agency office.  Approved with conditions 17 June 2004.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S14 - Advertisements.

Environmental, AONB, Human Rights and Other Issues

Longridge Town Council comment that they raise no objection to this proposal provided it complies with Ribble Valley Borough Council criteria (policy) on signs.  The proposal involves internal illumination of the sign which is generally discouraged by Local Plan Policy S14, particularly when the site is within the Conservation Area as this site is.  Whilst I am therefore mindful of the policy guidance on this matter, I am aware that there are numerous examples of internally illuminated signage along Towneley Parade and the rest of Berry Lane and, indeed, Advertisement Consent was granted for an internally illuminated sign at the application building in late 2002 (see history).

However, the Longridge Conservation Area was extended in a north westerly direction to include Towneley Parade in October 2003 and since that time the Council has not approved any internally illuminated signage in the area.  In my opinion, the proposed internally illuminated sign would be obtrusive in the street scene and therefore detrimental to the appearance of the Conservation Area, the designation of which is intended to preserve or enhance its character.

RECOMMENDATION: That advertisement consent be refused for the following reason.

1.
The proposal would appear as an unsympathetic and incongruous feature of the building thereby detracting from the character of the Longridge Conservation Area.  For this reason the sign is considered contrary to Policies G1, ENV16 and S14 of the Ribble Valley Districtwide Local Plan.

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

APPLICATION NO: 3/2006/0300/P
(GRID REF: SD 6017 3705)

PROPOSED FOUR SINGLE BEDROOMED FLATS IN A TWO STOREY BUILDING WITH CAR PARKING (RESUBMISSION) AT LAND ADJACENT TO STONEBRIDGE MILL, OFF BEECH DRIVE, LONGRIDGE

	TOWN COUNCIL:
	Providing that this application meets with all criteria regarding highway safety, matching materials are used and neighbours are consulted, no objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objection to the proposed development which complies with the current parking standards.  Please condition that the parking spaces shall be constructed in permanent pavement  materials with a sealed surface prior to occupation of any units and thereafter retained for this designated purpose with no obstructions whatsoever above road level on the parking area or area of land between the four parking bays and nearside carriageway edge of Beech Drive. 

In addition, I would recommend the construction of a footway 1.8m wide to adoptable standards along the west side of Beech Drive to the existing footway on Kestor Lane (shown as Whittingham Road on the submitted plan) and appropriate conditions to ensure the construction of this facility prior to occupation, should be imposed on any consent granted. 

	
	
	

	NEARBY RESIDENTS:
	Six letters of objections have been received which raise the following points:



	
	1.
	Over intensive development of the site.



	
	2.
	There will inevitably be an increase in the volume of traffic travelling through the estate the effect of which will be to increase noise and air pollution.



	
	3.
	The site is on a sharp bend which would further endanger pedestrians and road users as there would be little warning to cars exiting the site.



	
	4.
	Loss of privacy, particularly to the end properties nearest the proposed site whose gardens will be overlooked.



	
	5.
	Loss of natural light to the property adjacent to the proposed building.  



	
	6.
	Residents have previously been told that there was asbestos on the site and it could never be used for building.  If this is not the case then residents of the estate should have been informed and given the opportunity to build garages or continue using the space for parking.  This would greatly ease congestion and reduce the number of cars on a narrow road.  



	
	7.
	There are chimneys from existing firms which vent smoke from waste products straight into the path of these buildings.



	
	8.
	The outlook is particularly poor for anyone in these buildings.



	
	9.
	There would be no access for emergency services and it would block off emergency access to the front of existing homes endangering lives.



	
	10.
	Impact on house prices.



	
	11.
	The land already serves a useful purpose as providing parking for the residents of Beech Drive.



	
	12.
	Concerns over adequacy of sewage system.



	
	13.
	A copy of a land registry document has been submitted which requires permission from the owners of the Mill to be sought prior to erection of any building or wall over 5’6” in height.  



	
	14.
	The plan is deceiving in relation to the proximity to the nearest dwelling to the development site.  The proposed fence along the footpath is 1.3m from their boundary.  



	
	15.
	The lounge and bedroom in Flat 3 would directly look into the garden and house thereby reducing privacy.



	
	16.
	The height of the property would cause overshadowing in a neighbouring garden and house.



	
	17.
	The plans do not include a footpath.



	
	18.
	What is needed instead of more buildings are speed humps and a one-way system.


Proposal

Consent is sought for an ‘L’ shaped two storey building to accommodate four single bedroom flats.  It would have approximate dimensions of 13m x 6.5m at its northern section and 8m at its southern end x 6.7m in height.  Construction materials will be brickwork to ground floor with render above and a concrete tiled roof.  To the north of the building would be four off-street parking spaces with the units of accommodation being affordable for rental with a draft Section 106 Agreement submitted with the application.  A 2m high fence is shown down the site’s eastern boundary to separate it from a pathway that leads to the rear of neighbouring dwellings.

Site Location

The site is within the settlement limit of Longridge with residential properties to its north and east and Stonebridge Mill to its west.  It is accessed via Beech Drive which itself is approximately 70m to the east of the roundabout junction of Kestor Lane, Preston Road, Derby Road and Whittingham Road.  The plot of land is vacant rough land with a gravel surface which is used in an ad hoc basis by local residents for the parking of vehicles without the landowner’s permission.

Relevant History

3/05/0901/P – Proposed four single bedroom flats in a two storey detached building.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G8 - Environmental Considerations.

Policy H21 - Affordable Housing - Information Needed.

Alts 1, 11 and 12 Ribble Valley Districtwide Local Plan Alterations Review First Deposit Edition.

Interim SPG “Housing”.

Policy 12 – Housing Provision – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of development, its potential impact on highway safety and its likely effect on visual and residential amenity. 

In terms of the principle of development, as Committee are aware, there is an over supply of residential development within the Borough when measured against the target set by Lancashire County Council in the Joint Lancashire Structure Plan.  This led to the restrictions which are now in place as outlined within the Interim SPG Housing and the Alts Review First Deposit Edition.  For residential development to be acceptable in principle it must be affordable local needs housing that fully meets the requirements of Policies H19, H20 and H21 of the Local Plan (as revised by Alts 11 and 12).  The application is made for affordable housing with a draft Section 106 submitted indicating that the flats will be for rental and setting out the criteria for eligibility which reflects the agreements recently made on other sites within the Borough.  Therefore, in terms of principle, I am satisfied that the appropriate tests have been met. 

Turning to more detailed matters it is evident that objectors are concerned about the highway implications of this scheme.  The views of the County Surveyor are clear in that he does not consider a development such as this to cause significant highway implications.  He has recommended a condition requiring the formation of a footway along the west side of Beech Drive which would actually improve the situation for pedestrian.   I am aware of the presence of two existing trees along this route and the Council’s Countryside Officer is exploring potential means of construction to limit the disturbance to root systems.  The site is located at a bend in Beech Drive but this does not cause concern to the County Surveyor who had restricted his comments to the need for the pavement and suitable surfacing of the parking spaces.  

The design of the building would not, I believe, appear out of keeping with its surroundings.  The terraced dwellings which front Beech Drive have varying ridge heights with the end dwelling being gabled onto the roadside.  The roof line proposed attempts to echo this theme and the use of brick and render is considered appropriate in this context.  Objectors have commented that the proposal would represent over development of the site but the plans denote a rear shared garden area approximately 4.5m in depth, between 3m and 1.5m to the proposed fence of the eastern boundary and 1.2m to the western boundary with Stonebridge Mill.  The provision of parking spaces to the front of the building would help retain the open setting of the site in relation to the existing street scene and whilst the building would be set approximately 2m forward of the terraced dwellings this reflects the curvature of the road at this point.

Next, concerns have been raised over loss of light and privacy and potential overshadowing to the neighbouring dwelling.  The dwelling immediately adjacent to the site is shown to be set approximately 7.5m at its nearest and 9m at its furthest away.  Its gable faces towards the side elevation of the proposed building having a doorway at ground floor and two small windows at first floor positioned above the door but slightly offset.  I do not consider that should Committee be minded to approve the scheme there will be any significant loss of light or overshadowing to the neighbouring property.  With regard to privacy the proposed eastern elevation of the building facing the gable of No. 31 Beech Drive denotes two windows at both ground and first floor to serve a bedroom and lounge in flats 1 and 3.  Given that the plans denote a fence to be erected on the eastern boundary to the site that borders a footway leading to the back of the terraced row, I do not believe there would be any potential for overlooking of the side garden area of No. 31 from downstairs windows.  I am, however, mindful that the first floor windows to Flat 3 would afford a degree of overlooking, not into the dwelling itself, (Committee should be aware that the first floor windows in the gable of No. 31 do not appear to be habitable rooms) but into the side garden area and an oblique view across the front garden area.   It is normally accepted that some overlooking of gardens by neighbours is inevitable in most medium density situations, however, it is for the planning system to safeguard existing property owners from the worst excesses of garden overlooking.  One of the windows proposed is to serve a bedroom and overlooking of gardens by first floor bedrooms is common place in residential areas.  The other window is to a lounge and, after giving careful consideration to the potential impact on the residents of No. 31, I do not consider that the actual degree of over looking will be so significant as to warrant an unfavourable recommendation on that ground alone.  

Reference has been made by objectors to previous attempts to build garages on the site, its current use of parking and the content of the land registry documents which may preclude developments.  As Committee will be aware the latter is a separate legal matter and, as mentioned previously, the current parking that goes on is without the present landowner’s consent.  

Committee need to consider the appropriateness of this development against current planning policies.  When 3/05/0901/P was submitted there was a concern expressed by the Council’s Senior Environmental Health Officer that residents of the new building may be affected by the adjacent Mill in terms of potential noise disturbance and that scheme was withdrawn until a study had been undertaken to assess this.  Such a study has been submitted in support of this application and concludes that there is unlikely to be a significant noise impact on the residents.  Therefore, I am of the opinion that as the principle development is in accordance with current policy, ie affordable housing, that the scheme is acceptable in highway terms and that there would not be a significantly detrimental impact either on neighbouring residential amenity or on the street scene I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That the application be DEFERRED AND DELEGATED to the Director of Development Services for approval subject to the completion of a Section 106 Agreement and the following conditions:

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

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

2.
The four off street parking spaces shall be constructed in permanent pavement materials with a sealed surface to the written satisfaction of the Local Planning Authority prior to occupation of the units.  They shall thereafter be retained for their designated purpose with no obstructions whatsoever above road level on the parking area or land between the four parking bays or nearside carriageway edge of Beech Drive.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.

3.
Prior to occupation of the flats a footway shall be constructed along the west side of Beech Drive to the existing footway on Kestor Lane in accordance with a scheme which shall have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority prior to commencement of any de on site.  The footway provided shall therefore be clear of any obstructions whatsoever at all times and maintained solely for pedestrian use.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in order to provide enhanced pedestrian facilities and to ensure that the final details of the scheme are acceptable to the Local Planning Authority.

4.
Prior to commencement of development precise details of the site’s eastern boundary treatment and covered bin store shall be submitted to and approved in writing by the Local Planning Authority and then constructed in accordance with the specifications so approved.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interest of amenity and so that the Local Planning Authority shall be satisfied with the details.

5.
Before any works to implement this condition are commenced, details of acoustic measures to be incorporated within the building shall have been submitted to and approved in writing by the Local Planning Authority.  The building shall be constructed strictly in accordance with the measures so approved.

REASON: In accordance with Policies G1 and G8 of the Ribble Valley Districtwide Local Plan in order to reduce potential noise impact on residents of the new properties from adjacent Mill premises.

6.
This permission shall relate to the Section 106 Agreement dated ……  which also restricts rental levels and occupancy of the flats.

REASON: For the avoidance of doubt as the proposal has been the subject of a Section 106 Agreement.

NOTE

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

APPLICATION NO: 3/2006/0759/P
(GRID REF: SD 369872 443824)

PROPOSED 2 no. Loose Boxes at Marsdens Farm, Talbot Bridge, Bashall EAves, Clitheroe, Lancashire.
	PARISH COUNCIL:
	The Parish Council have the following concerns:

· It appears illogical to knock down existing buildings (presumably on the basis that they are redundant) and then to grant permission to build on a greenfield site a building which performs a similar function to those demolished;
· The proposed location is very prominent, being on the roadside. Could something not be constructed behind the farmhouse?

	
	· The proposed building is large, adding to the impact of the above; and
· The proposed materials are not sympathetic to the surroundings, particularly the adjoining barn, in what has become an essentially residential setting.


	LAND AGENCY MANAGER

(RURAL ESTATES):
	No comments or observations received prior to report submission.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received from the owner of the adjacent barn conversion, with the main points of objection being:

· proximity to our barn conversion;

· affecting to the setting;

· light reduction;

· noise;

· smell;

· drainage of waste; and

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


Proposal

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

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

Relevant History

3/2006/0550 – Loose Boxes – Withdrawn.

Relevant Policies

Policy G1 - Development Control.
Policy G5 - Settlement Strategy.
Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT16 - Development Involving the Keeping or Riding of Horses.
Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

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

The application shows a C-shaped building, which is to be constructed level with the existing courtyard access but will be built into the ground, meaning that viewed from the rear, only 3.4m approx. of the full 4.48m building height will be visible. As such, and also bearing in mind the design of the proposed building, it is considered that this reduces the massing viewed from the nearby barn conversion and the road, and prevents any unnecessary spread of the building further into the field.

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

With regards to the points of objection from the Parish Council, it is considered that the proposed building and use are acceptable in what is a predominantly rural area, and due to the building being built into the ground, it is considered that it will be well hidden and have no significant impact on the area as a whole.

With regards to the points of objection from the objector, it is considered that the proposed building will be situated a sufficient distance from the property to have no significant impact on its setting or cause any significant loss of light to the property, nor other residential amenity.

Therefore, bearing in mind the above and that the application complies with the relevant policies, by virtue of the fact that:

· the building is located adjacent to the existing farmhouse;

· the building development is sympathetic to its surroundings;

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

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

I do not consider that this application will have any significant impact on the residential amenity of the nearby neighbours, or will cause a detrimental impact on the visual amenity of the open countryside, and as such, providing there are no adverse comments from the Rural Estates Manager, it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Development Services subject to no adverse comments from the Land Agency Manager (Rural Estates) and subject to the following condition(s):

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

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

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

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

3.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 21 September 2006.

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

E.
APPLICATIONS IN 'OTHER' CATEGORIES


APPLICATIONS TO BE DETERMINED UNDER REGULATION 3 OF THE TOWN AND COUNTRY PLANNING GENERAL REGULATIONS 1992:

APPLICATION NO:
3/2006/0628/P
(GRID REF: SD 6045 3761)

PROPOSED TEMPORARY BUILDING TO HOST A FITNESS FACILITY TO THE REAR OF LONGRIDGE CIVIC HALL, CALDER AVENUE, LONGRIDGE

	PARISH COUNCIL:
	Have concerns with regards to the following:



	
	1.
	One of the car park exits is very close to a blind bend.



	
	2.
	Excessive additional noise.



	
	3.
	Will the gym facilities be licensed?



	
	4.
	Are the existing drains up to dealing with additional waste?  Where will the container unit be moved to?



	
	The Town Council would approve the temporary building subject to the conditions raised being met.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	
	

	NEARBY RESIDENTS:
	A total of five letters have been received in which the following issues were raised.

· Noise and nuisance to neighbouring properties.

· What is to happen to two temporary containers already 
on site.

· The proposed building would need to have security 
alarms and lighting which would severely affect 
residents’ properties. 

· Is a temporary building necessary and how much is it 
costing ratepayers.

· Why is the fitness centre being relocated from a central 
non-residential area to a residential area?

· Security issues.

· Increased traffic in and out of car park.

· Will drains be able to take extra volume from proposed 
building?


Proposal

Planning permission is sought for the siting of a temporary building, a large portakabin, containing a gym facility at the rear of the Civic Hall.  The external floor area of the proposed building is approximately 12m x 9.9m.  The building would have a flat roof with a maximum height of approximately 3.2m.  There are several windows contained in the front and rear elevations.  

The structure is a duplex building system consisting of a structural steel framework and composite roof and end walls panels.  

The gym facility is relocating from Longridge Sports Centre and eventually the gym facility would be located within the Civic Hall building itself.  

It is estimated that there will be three members of staff and 30-40 vehicles visiting the site each day.

Site Location

The Civic Hall is located on Calder Avenue with neighbouring dwellings situated to the sides on Calder Avenue and to the rear on Birchfield Drive and Holly Grove.

Relevant History

3/98/0623/P – Allow the additional use of the premises as an occasional market and car boot sale indoor and outdoor.  Approved with conditions 7 January 1999.

Relevant Policies

Policy G1 - Development Control.

Policy G6 - Essential Open Space.

Policy RT11 - Sporting Facilities.

Environmental, AONB, Human Rights and Other Issues

Matters to consider are the visual impact, the neighbouring dwelling in terms of noise and privacy and any highway safety issues.  In terms of visual amenity, the proposal has a functional appearance but as it is only a temporary structure and given it is proposed at the rear, the long term visual impact is not considered significant.  

As noted earlier, there are neighbouring dwellings at the rear of the Civic Hall, however, the ground floor of these properties is screened by fencing whilst at first floor, the two nearest properties, 9 and 12 Holly Grove, have obscure glazing to their windows, therefore, in my opinion the proposal would not result in loss of privacy to the neighbours.  The noise issue has been considered by an Environmental Health Officer at the Council who has recommended safeguards including restricting the opening hours of the gym and requesting details of insulation measures to minimise noise disturbance.  A temporary consent will also enable the Council to monitor and review the situation during and at the end of 3 years.  

The northern most access to the site has restricted visibility for vehicles, however, the County Surveyor has raised no objections in this respect and there is ample parking within the site.  

In view of the fact that the use is only a temporary use and that the site is in a town centre, sustainable location, I consider that the application should be approved. 

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:   Application to be determined under regulation 3 of the town and country planning (general) regulations 1992 subject to the following condition(s):

1.
The building hereby permitted and any ancillary works and structures shall be removed on or before 9 November 2009 and the site restored to its former condition to the full satisfaction of the Local Planning Authority unless a renewal of this planning permission has been granted by the authority.

REASON:  This temporary consent has been granted to enable the Local Planning Authority to assess and review the impact of the development against the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The use of the premises in accordance with this permission shall be restricted to the hours between 9am and 9pm.

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

3.
All fixed plant and air conditioning units shall be acoustically mounted and insulated and thereafter maintained in accordance with a scheme to be submitted and approved by the Local Planning Authority before the use commences.

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

INFORMATION / DECISION
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