RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 28 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:

	3/2005/0700/P
	Erection of timber fencing on top of existing stone wall (Retrospective).
	The Gatehouse, The Grange Wilpshire

	3/2006/0709/P
	New stable block comprising 4 No. loose boxes and 1 No. hay store
	Oakdale, Longsight Road

Copster Green

	3/2006/0724/P
	Extension of house into adjacent buildings and construction of extension to facilitate creation of granny annex
	The Stables, Eaves House Farm, off Waddington Road West Bradford, Clitheroe

	3/2006/0736/P
	Demolish existing garage and stable building, replace with new double garage and store
	Audley House

Whalley Road

Barrow

	3/2006/0738/P
	Replacement dwelling over footprint of existing burnt out shell of existing dwelling
	Collinsons Farm

Higher Ramsgreave Road

Ramsgreave

	3/2006/0751/P

(LBC)
	Remove and replace an existing window, enlarge opening to fit a new standard sized door frame and door.  Dependant on floor level and step at ground level and/or fit glazed panel above door
	Field Head Farm

Tinklers Lane

Slaidburn

	3/2006/0758/P
	First floor extension 
	Old Town Head, Eaves Hall Lane, West Bradford

	3/2006/0761/P
	Three non-illuminated development marketing advertisement boards. Re-submission of application 3/2006/0577/P 
	Barrow Brook Business Village,

Hey Road, Barrow

	3/2006/0770/P
	Demolition of existing porch and construction of new disabled accessible entrance including wheelchair ramp and accessible WC
	The New Drop Inn

Old Clitheroe Road

Dutton

	3/2006/0781/P
	Change of use of ground floor to shop with a self-contained flat on first floor
	54 Berry Lane

Longridge

	3/3006/0784/P
	Oak framed garage extension to an outbuilding at Osbaldeston Hall, including access stairway and balcony to the proposed ancillary accommodation
	Osbaldeston Hall

Osbaldeston Lane

Osbaldeston

	3/2006/0790/P
	First floor extension over existing garage
	39 College Close

Longridge

	Plan No:
	Proposal:
	Location:

	3/2006/0791/P
	Shop frontage, new rear staircase (to access flat over) and alterations resubmission
	1 Accrington Road

Whalley

	3/2006/0795/P
	Agricultural building
	New Marles Farm

Ribchester Road, Dinckley

	3/2006/0798/P
	Proposed conservatory to rear elevation
	7 Birchfield Drive, Longridge

	3/2006/0805/P
	Two storey extension on west facing gable end
	59 Ribchester Road

Clayton-le-Dale

	3/2006/0807/P
	Alteration to existing garage to form letting bedroom at first floor and office at ground floor
	The Craven Heifer

Chipping Road

Chaigley

	3/2006/0809/P
	Erection of conservatory to rear of property
	13 Abbots Croft

Whalley

	3/2006/0810/P
	Construct second storey over existing single storey extension 
	1 Hereford Drive

Clitheroe

	3/2006/0812/P
	Change of use from travel agent to beauty therapist (site area 108sq m)
	81 King Street

Whalley

	3/2006/0815/P
	Improved vehicle access
	Brookside Garage (Sabden) Ltd, Padiham Road, Sabden

	3/2006/0816/P
	Installation of 1 no. 0.3m and 1 no. 0.6m dish on existing Waddington radio (Police Communications) Mast
	Fell Road

Waddington

	3/2006/0818/P
	Erection of timber garage 
	Windsor Avenue, Clitheroe

	3/2006/0819/P
	Detached garage
	27 Kemple View, Clitheroe

	3/2006/0825/P
	Extension of house into adjacent barn and construction of rear porch
	Ribblesdale House Farm

Blackburn Road, Ribchester

	3/2006/0834/P
	Erection of garage
	24 Newlands Avenue

Clitheroe

	3/2006/0837/P
	Extend bay window and porch.  Extend kitchen plus garden room
	6 and 8 Greenfield Avenue

Chatburn

	3/2006/0839/P
	Sun lounge extension to rear
	5 Yew Tree Close, Salesbury

	3/2006/0840/P
	New conservatory to rear elevation
	5 Beverley Close, Clitheroe

	3/2006/0853/P
	Garage and bedroom extension
	5 Vicarage lane, Wilpshire

	3/2006/0855/P
	Conservatory in rear garden/yard
	11 Alma Place, Clitheroe

	3/2006/0857/P
	Rear conservatory
	5 Browgate, Sawley

	3/2006/0862/P
	Swimming pool enclosure
	55 Pendle Road, Clitheroe 

	3/2006/0875/P
	Pitched roof conversion to garage and conservatory
	20 Kirkdale Road

Langho

	3/2006/0878/P
	Construction of new outfall structure
	Waddington Fell WWTW

Twitter Lane, Waddington


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0708/P
	Proposed lean-to garden room to be built to north east elevation 
	Moorstones Barn

Knotts Lane

Tosside

Skipton
	Policies G1, H18, Extension to the detriment of character of building and visual amenity, bearing in mind the location within the AONB.



	3/2006/0715/P
	Substitution of house type to incorporate porch/boiler house extension
	Carr Meadow Barn

Carr Lane

Balderstone
	Policies G1, ENV3, H17 and H18 – Detrimental impact on original character of building and to the detriment of visual amenity.



	3/2006/0718/P
	Substitution of house type to incorporate double garage and garden paraphernalia storage
	Carr Meadow Barn

Carr Lane

Balderstone
	Policies G1, ENV3, H17 and H18 – detrimental impact on character and setting of barn and to the detriment of visual amenities of the area.



	3/2006/0762/P
	Retrospective application for formation of ponds and improved access on land to the west
	Bramley Farmhouse

Clerk Hill Road

Wiswell
	Policies G1, G8 and ENV1 – detriment to the appearance and character of the locality (which is AONB) and to flora and fauna.



	3/2006/0780/P

continued…\

continuation..\
	First floor side extension, proposed kitchen extension and rear dormer window 
	51 Ramsgreave Road

Ramsgreave

Blackburn
	The proposal by virtue of its scale/design/massing is considered contrary to Policies G1 and H10 of the Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance on alterations and extensions to dwellings.  It would result in the visual detriment to the street scene.

The proposed development would create a precedent for similar developments, which would be difficult to resist to the cumulative detriment of the street scene.



	3/2006/0786/P

(LBC)
	Living accommodation in empty loft space above garages.  Oak framed garage.  The existing building envelope will remain with new mullion windows added to provide light internally.  All materials to match existing 
	Osbaldeston Hall Osbaldeston Lane Obaldeston
	The number and style of window openings proposed to be inserted in the existing building would be harmful to the character and setting of the listed building.  




APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/0726/P
	Loft conversion.  Ground floor side and rear single storey extension.
	312 Pleckgate Road

Ramsgreave

	3/2006/0804/P
	Extending above garage to create second storey and extension to rear of property
	5 The Dales

Langho

	3/2006/0865/P
	Three hoardings
	Roundabout at the junction of the A59 and A671 Clitheroe


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 – scheduled to last for 3 days
	

	3/2005/0728

D
	12.6.06
	Mr J D Ridehalgh

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

Moorlands Lodge

1 Spread Eagle Barn

Main Street

Sawley
	WR
	-
	AWAITING 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 DECISION

	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
	_
	RVBC statement sent
Awaiting site visit

	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
	_
	RVBC statement sent

Awaiting site visit

	3/2006/0484

D
	28.9.06
	Mr P Ramsbottom

Dormer extension to rear elevation.

Ravenswing Barn

Further Lane

Mellor
	WR
	_
	RVBC statement sent

Awaiting site visit

	3/2006/0373

D
	31.10.06
	Mr & Mrs T Ball

Detached granny annex in rear garden

Seven Acre Cottage

Forty Acre Lane

Longridge
	WR
	_
	Notification letter sent 8.11.06

Questionnaire sent on-line 8.11.06

	3/2006/0244

O
	6.11.06
	Reedley Leisure Ltd

Erection of office block

Land at

The Spinney

Grindleton
	WR
	_
	Notification letter sent 13.11.06

Questionnaire sent on-line 14.11.06

	3/2006/0575

D
	7.11.06
	Mr P Street

Proposed conversion of existing two floor 2-bedroom flat to 2no. self-contained 1-bedroom flats (Resubmission)

1 Accrington Road

Whalley
	WR
	_
	Notification letter sent 13.11.06

Questionnaire sent on-line 15.11.06

	3/2006/0629

D
	8.11.06
	Mr & Mrs T Knowles

Porch extension

Green House Barn

Commons Lane

Balderstone
	WR
	_
	Notification letter and questionnaire to be sent by 21.11.06

	3/2006/0233

D
	8.11.06
	David Collinson

Loft conversion with dormer windows to front and rear elevations.  Conversion of outbuilding into kitchen/dining room and building of single garage to rear garden (Resubmission)

45 Church Street

Ribchester
	WR
	_
	Notification letter and questionnaire to be sent by 21.11.06

	3/2006/0254

D
	13.11.06
	Mr Keighley

Single detached two-bedroom bungalow

Land adjacent to

4 Chapel Hill

Longridge
	WR
	_
	Notification letter and questionnaire to be sent by 27.11.06


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2006/0081/P
(GRID REF: SD 7387 3679)

PROPOSED CHANGE OF USE OF LAND TO PROVIDE SPORT AND RECREATIONAL FACILITIES AND UPGRADING EXISTING FOOTBALL PITCHES AT OAKHILL COLLEGE, WISWELL LANE, WHALLEY

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The proposed development does not increase the school roll and therefore will not increase traffic at peak times although there will be additional traffic movements associated with any community use of the improved facilities.  This should not conflict with school use and therefore I do not intend raising any objections from the highway safety aspect.

There is a point of concern with the playing field abutting the A671 regarding a risk of balls flying into the highway.  We have already discussed the strengthening of the landscaping along this boundary to reduce this risk and also remove overlooking.  If this is secured I can see no highway reason to object to the application.



	COUNTY PLANNING (ECOLOGY)
	Bats

The plans show a decayed tree to be removed which may have the potential to support roosting bats.  Any trees with the potential to support roosting bats should be retained within the scheme.  If the loss of any such tree is unavoidable then a survey for bat roosts will need to be undertaken before the application is determined.



	
	Breeding Birds

Many of the habitats on site have the potential to support breeding birds.  If the application is approved, then works during the breeding season (March to July) should therefore be avoided where there may be an impact on nesting birds.  This should be subject of a planning condition.



	
	Hedgerows

The statement in support of the application states no hedgerow to be removed but the plans indicate that one of the grass pitches may affect a section of existing hedgerow.  If any hedgerow is affected, then a hedgerow assessment should be carried out according to the Hedgerow Regulations 1997.  If the Council is minded to allow the removal of a section of important hedgerow then suitable mitigation/compensation measures should be the subject of a planning condition in order that there is no net loss of the resource.

 

	
	Landscaping/Restoration

Landscaping proposals should only comprise native plant communities appropriate to the natural area.  Opportunities to enhance habitat connectivity should also be considered.



	ENGLISH NATURE:
	It is essential that the presence or otherwise of protected species and the extent that it may be affected by the proposed development is established before the planning permission is granted.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received from the occupants of two dwellings, which, whilst raising no objection to the change of use of land, have serious reservations regarding the 2m high bund along the site boundary.


Proposal

This application proposes a comprehensive upgrade of the existing sports facilities at Oakhill College, together with the provision of new facilities with the intention being that the facilities will be available for community use as well as by students of the college.  The three football pitches on the site’s eastern boundary which abuts the A671 which are already in use, will be resurfaced and one full size football pitch a full size hockey/football pitch, a mini hockey pitch and a cricket square will also be provided.  The mini hockey pitch will have a tarmac surface and the full size hockey/football pitch an Astroturf all weather surface with the other new facilities being grassed.  No illumination is proposed at this time.

Originally a 2m high bund was shown along the site’s south western boundary but negotiations have led to this being replaced by a new leylandii hedge to be maintained at a maximum height of 2m.  Extensive negotiations have also led to the proposed relaying and gap planting of hedgerows along the southern and eastern boundaries and also a hedgerow that runs through the site between the mini hockey pitch and football pitch.

Existing protected tree groups are to be supplemented with standard Lime, Norway Maple and Alder and the boundary to the A671 will be strengthened by planting of a row of feathered Fastigiated Hornbeam.

It is proposed that the mini hockey pitch may also act as overspill parking and thus a 3m wide vehicular access strip is shown formed of grassguard concrete grass paviours.  In terms of pedestrian access through the site to the various pitches, a 1.5m wide stone chipping footpath is shown leading from the rear of the new sports hall, currently under construction, alongside one of the new grass pitches, then up to the three existing football pitches.

Site Location

Oakhill College lies to the east of Wiswell Lane, with its grounds extending towards the A671.  The land is outside any defined settlement limit, lying within land designated open countryside and rises approximately 18m from the cricket square at the western extreme to the football pitches boarding the A671.  There are a number of trees on site that are covered by Tree Preservation Order.

Relevant History

3/00/0539/P – Change of use of land to recreational/leisure in connection with college.  Approved with conditions 16 November 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The key matter for consideration in the determination of this application is the visual impact of the works involved.  The land in question is already in recreational use by the College but not to the intensity that would arise as a result of this scheme.  As stated previously, the land rises steeply from the college buildings to the A671 at the site’s eastern extreme and thus the formation of a number of playing surfaces/pitches will require areas of cut and fill to form the level playing surfaces.  This said I do not consider that there would be any significant detriment to the visual amenities of the area as a result of these works.

There have been lengthy discussions with the applicant’s agent over the potential impact on the trees throughout the site, which are subject of a TPO, and the nature conservation interests/value of the site have generated interest from the County Council and English Nature.  A plan has been submitted which clearly identifies protection zones around the existing trees and it is considered that should Committee be minded to approve the scheme, the zones outlined should be formed within a limited time frame to ensure that there is no danger of soil/spoil being dumped within the branch spread of these trees.

Members should note that the mini hockey pitch has already been formed and is in use and none of the tree protection zones were formed prior to those works being undertaken.  The Council’s Countryside Officer seeks to limit the potential for such an occurrence happening again.  Reference has been made to the loss of one of the protected trees and need for a bat roost survey.  The tree has already been removed as part of other emergency operations, no further tree works are required on the site and it is felt that the County are being somewhat over zealous in their observations.  However additional tree works will only involve selective pruning and any works to protected trees need to be carried out by approved contractors who will be required to inspect for the presence of any roosts prior to undertaking of any works.  If evidence is found, they will be required to take appropriate measures and it is therefore considered that to condition a bat roost survey would be unnecessary.  In respect of the concerns expressed about breeding birds, the provision of protection zones will safeguard those habitats.  It is vital therefore that the zones are formed to the satisfaction of the Council’s Countryside Officer at the earliest opportunity.

Turning to observations regarding hedgerows, these will be supplemented with gap planting and thus those habitats should not be compromised.

With regard to potential impact on neighbouring amenity, the comments of objectors regarding the originally imposed earth bund have been taken into account.  It is apparent on site that the College’s boundary on that extremity is, in part, formed by a leylandii hedgerow and thus the continuation of that at a specified maximum height in order to meet high hedgerow legislation would not appear out of keeping.  It would serve to protect neighbours privacy yet not cause significant loss of light given the maintenance requirements.  Therefore having carefully considered all the above, I am of the opinion that the formation of the pitches and cricket square would not prove significantly detrimental to visual or neighbouring residential amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by plans DC01/2006/Rev A, 361/2 and 361/3 received on the 18 July 2006 which show detailed sections through the site and plan 361/1A received on 13 September 2006 which denotes the tree protection zones, access point for plant/machinery and landscaping.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interests of maintaining biodiversity value of the site.

2.
 Within 1 month of the date of this approval, the protection zones identified on plan 361/1A shall be formed to the written satisfaction of the Council’s Countryside Officer and shall be retained until all construction work has been completed and all soil/spoil has been removed or redistributed throughout the site.


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


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


EASON:  In order to ensure that any trees and hedgerows affected by development and included in a Tree Preservation Order are afforded maximum physical protection from the adverse affects of development.

3.
The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


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

4.
The leylandii hedge between points A-D on the approved drawing 361/1A shall be maintained at a height no greater than 2m in perpetuity.


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

5.
The gateway at the south eastern corner of the site adjacent to grass pitch 4 shall remain locked at all times and at no time whatsoever be used for public access to the sport and recreational facilities hereby approved.


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

6.
Within twelve months on completion of all the works hereby approved the following remedial tree preservation work shall be implemented within the protection zones identified on plan 361/1A.


At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.


Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out.


The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.


REASON:  In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with planning policy ENV13.

APPLICATION NO: 3/2006/0650/P
(GRID REF: SD 6489 3092

PROPOSED DEMOLITION OF EXISTING PROPERTY AND REPLACE WITH NEW DWELLING AT 21 MELLOR BROW, MELLOR

	PARISH COUNCIL:
	Objects on the following grounds:



	
	1.
	Over development. 



	
	2.
	The proposed size, height and position.



	
	3.
	Contrary to village development.



	
	4.
	Development will affect adjoining properties.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections to the principle of the proposed development and welcome the attempt to improve the access arrangements by moving the access to a more central location.



	
	However, in this location opposite No. 38 the applicant would have to relocate the lighting column and would still be faced with the problem of parked vehicles fronting the terrace.

	
	
	

	
	The boundary wall is also over 1m high and this, along with the ground level behind the wall, should be reduced to no more than 1m above the road level.  You will be aware of the development at Elswick Farm and the requirement for waiting restrictions outside Nos 42 and 44, relocating the access to the opposite No. 42 would facilitate turning movements and remove a need to relocate the lighting column.  

The applicant has not shown all the trees within the garden area that would need to be removed to provide the revised access, I would suggest that a more accurate plan is submitted which takes on board the above requirements and might then be considered favourably.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.


Proposal

The proposal is to demolish the existing 1950s dwelling and replace it with a substantial brick built detached dwelling of mock Georgian appearance.  The application, as originally submitted, included plans to change the location of the vehicular access.  However, this element of the application has been withdrawn.

The main body of the new dwelling would be set back approximately 5m further into the site than the existing building and the land level lowered by 1m.  The main body of the house would include extensive accommodation over three storeys having a maximum height of approximately 9m.  A garage wing to the east elevation would have living accommodation at first floor level having a maximum height of approximately 6m.  The proposal would involve removing several trees included within a Tree Preservation Order, a measure already approved under a previous planning approval, 3/2005/0076/P.

Site Location

The site is located on the south side of Mellor Brow opposite an elevated terrace of stone dwellings.  The site has a frontage of approximately 37m and contains a number of medium to large trees which are the subject of a Tree Preservation Order.  The site is within the settlement boundary of Mellor.

Relevant History

3/2005/0076 – Proposed demolition of existing house and building of new house.  Approved with conditions 14 June 2005.

Relevant Policies

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy H13 - Rebuilding/Replacement Dwellings - Within Settlements.

Environmental, AONB, Human Rights and Other Issues

Matters to consider are visual impact and effects on residential amenity.

The existing dwelling is of little character and is unsightly having flat roof extensions to both sides and is now in a poor state of repair.

Planning permission was granted in June 2005 for a replacement dwelling of modern and distinctive design having a maximum height of almost 7m and extending approximately 22m across the site.  This compares to the present scheme, which details an equally substantial building extending approximately 25m across the site and having a maximum height of approximately 9m, but because the land level would be lowered by 1m this means that the proposal would be only 1m higher than the scheme that has been approved.  Whilst I am therefore mindful that the proposal is substantial in comparison to the existing building on site, I do not believe that it would appear much more obtrusive within the street scene than the approved replacement dwelling.  Added to this is the fact that the proposal would be set further back into the site.  The plot itself is substantial and it is felt that this can accommodate a new dwelling of these proportions.  The applicant has also lowered the height of the proposal by 1m.  A plan showing the proposal within the street scene shows the new dwelling in the context of the two neighbouring buildings. I note the comments of the Parish Council but for the reasons outlined above I do not consider that the proposal either has an impact on residential amenity or is an over development of the site.

The scheme introduces an architectural style that is not in the locality and as such could be regarded as visually inappropriate. However, it should be noted that there is no uniformity of house type on this stretch of Mellor Brow and within the immediately area there is a bungalow on one side and a substantial two storey property on the other and an elevated terrace of stone properties on the opposite side of Mellor Brow.   In summary, I consider the visual impact on the street scene to be acceptable.

With regards to daylight, the relative height and distances involved ensure that no significant effects will be felt by the neighbours, although a slightly larger shadow will be cast, affecting direct sun during the winter months.  Daylighting will remain satisfactory to all neighbours.  Overlooking to the bungalow to the east would be indirect and at a comfortable distance.

The removal of some of the trees on site has been agreed previously and these will be replaced elsewhere within the garden.  

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 10 November 2006 and revised site layout received 20 November 2006.

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

2. 
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

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

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

3. 
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees not indicated as to be removed on the approved 1:200 location plan shall be protected in accordance with the BS5837 (Trees in Relation to Construction) and tree details attached to this decision notice.

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

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

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

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

In order to comply with policies G1 and ENV13 of the District Wide Local Plan.

4. 
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

5. 
Prior to commencement of the development precise details of the finished floor level of the dwelling shall be submitted to and approved in writing by the Local Planning Authority.

Reason: In order that the Local Planning Authority retain effective control over the development of the site and to comply with Policy G1 of the Ribble Valley Borough Council.

6. 
No works can begin until the survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the building is utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.

Reason:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.
APPLICATION NO: 3/2006/0739/P
(GRID REF: SD 6278 4464)

PROPOSED ROOF OVER CURRENT FEEDING AREA AND TO EXTEND AT LAUND FARM, CHIPPING, PRESTON

	PARISH COUNCIL:
	No observations have been received.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.


Proposal

The intention is to roof over an existing concrete pad to create an enclosed agricultural building and extend this building in a north easterly direction.  The overall length of the building will be approximately 36m and will be 7.5m in width.  A small lean-to is also proposed which would have a footprint of 4.5m2.  The maximum height would be approximately 4m.  The materials proposed in construction are breeze block (as per the existing walls), Yorkshire boarding and an anthracite grey cement profile roof.

Site Location

The site is located within the farm complex, which is surrounded by agricultural land some 1.3km north east from the centre of Chipping village.  The land is within the Area of Outstanding Natural Beauty.  There are no neighbouring properties within close proximity.

Relevant History

3/04/1259/P – Machinery and feed store.  Planning permission not required.  27 January 2005.

3/2004/002N – Machinery and feed store.  Approved 9 February 2004.

3/02/0636/P – Replacement of old telepole building with a proprietary timber framed agricultural building for the over wintering of milking sheep.  Approved with conditions 12 September 2002.

3/99/0305/P – New stock building.  Approved with conditions 15 July 1999.

3/98/029N – Erection of a sheep milking parlour.  Planning permission not required.  22 December 1998.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Agricultural Buildings and Roads”

Environmental, AONB, Human Rights and Other Issues

The principal issue to consider in respect of this planning application is the visual impact on the landscape and character of the AONB.  

The extension and new roof will be seen against, and within the context of, surrounding farm buildings and the visual impact on the appearance of this part of the AONB, from long distance views, will therefore be minimal.  There is a slurry pit immediately to the north and existing buildings to the south and west.

Materials proposed are considered appropriate and would match other recently built agricultural buildings on site.

There are no nearby residents to be affected.

I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

APPLICATION NO:
3/2006/0796/P
(GRID REF: SD 7174 3463)

PROPOSED ERECTION OF 6KW WIND TURBINE ON 9M MAST AT SMALLEY’S FARM, WHALLEY OLD ROAD, BILLINGTON

	PARISH COUNCIL:
	No objections.

	ENVIRONMENT

DIRECTORATE

(COUNTY PLANNING):
	Consider that the proposed development is in conformity with the Joint Lancashire Structure Plan subject to additional information being submitted including a photo montage showing the wind turbine as viewed from south and details of proposed measures to mitigate the impact of construction and maintenance upon the Biological Heritage Site.  Considers that a single turbine maintains the openness of the greenbelt and does not constitute inappropriate development. 

	
	
	

	NATURAL ENGLAND (FORMERLY ENGLISH NATURE):
	The site is identified as a Biological Heritage Site (BHS 73SW12) of county importance for its fungal plant communities.  Considering the nature of the proposal it seems most unlikely that features of importance would be unduly affected by the wind turbine proposed and do not have any objections.  We would however ask that care is taken with its erection and also the laying of any associated underground cables, making sure that any turves cut are replaced in situ after removal.

	
	
	

	NEARBY RESIDENTS:
	One resident has commented that it is not clear from the submitted details whether the proposal will be visible from their house or garden and whether it will create a noise nuisance.


Proposal

Planning permission is sought for a 9m high free standing (galvanised steel) wind turbine having a rotor diameter of 5.5m.  The installation will provide power requirements for the property and for charging an electrically driven vehicle as well as feeding surplus power back into the local grid.

Site Location

The proposed siting is on agricultural land some 80m to the north of Smalley’s Farm on land that slopes gradually down from Billington Moor to Moor Lane and Whalley Old Road to the site and then continues to fall before reaching Whalley Road.  The site is within the Smalley’s Farm Biological Heritage Site.  The nearest neighbouring properties are at Smalley’s Farm House and Hollin Hall Farm, both of which are approximately 140m away from the site.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy ENV9 - Important Wildlife Site

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV26 - Wind Energy.

Policy 20 and 21 Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the visual impact on the appearance of the open countryside and greenbelt, any effects on the nearby residents, any effects on the Biological Heritage Site and the benefits associated with renewable energy.  

The field in which the proposal would stand is surrounded by mature trees and the area is generally well wooded as can be seen from aerial photographs.  The main public views of the proposal are likely to be from the access track leading to Smalley’s Farm, the footpath which is a continuation of that track and Whalley Road to the north.  Trees will provide significant screening from most angles and when viewed from Whalley Road at distance, the wind turbine would be seen against the rising land and would not therefore intrude on the skyline.   The siting in the greenbelt would be unlikely to prejudice the openness of the area as the exact siting is within relatively close proximity of mature trees to the east of the field and the proposal would be seen against these features.  

In terms of residential amenity, an Environmental Health Officer has viewed the plans, and given the distance away from neighbouring properties, is of the opinion that the proposal would not give rise to noise nuisance issues.  The mature trees provide ample screening between the proposal and the neighbouring properties.  

Natural England have been consulted and raise no objections – the siting in the field would not affect the adjacent stream or the woodland through which the stream runs. The Council’s Countryside Officer shares this view.  A tree protection condition is recommended.  

The potential environmental and economic benefits of the proposal must be acknowledged and these are material considerations that should be given weight in determining the application.  National, regional and local planning policies are generally favourable towards development of this kind where the impact on the area is justifiable.  In this case, I consider that the proposal is acceptable for all of the above reasons and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to commencement precise details of the colour of the blades and pole shall be submitted to and agreed in writing by the Local Planning Authority.


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

2.
Prior to commencement of any site works, including delivery of building materials and excavations for cables and any ancillary equipment, adjacent woodland within the Smalley’s Farm Biological Heritage Site shall be protected in accordance with the BS5837 (Trees in Relation to Construction).

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

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

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

Reason: In order to ensure that any trees affected by development and included in the Biological Heritage Site are afforded maximum physical protection from the adverse affects of development.

In order to comply with planning policies G1, ENV9 and ENV10 of the Ribble Valley District Wide Local Plan.

APPLICATION NO: 3/2006/0801/P
(GRID REF: SD 6855 3791)

PROPOSED INCREASE FLOOR SPACE FOR EXISTING ESTATE AGENCY (CHANGE OF USE FROM A1 USE TO A2 USE) AT THE VILLAGE STORE, 2A WHALLEY ROAD, HURST GREEN

	PARISH COUNCIL:
	A special meeting of the Parish Council was held on 23 October 2006 to discuss this application.  This meeting was attended by 60 people who do not want to lose the village shop.  The Parish Council therefore feel that they must strongly oppose the plans.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections subject to no overall increase in the floor area of the building.

	
	
	

	NEARBY RESIDENTS:
	Eight letters of objection were received.  The main issue is that the loss of the only shop in the village will have a detrimental effect on village life, particularly disadvantaging the elderly without transport.  The nearest other shop is in Ribchester, but the bus service is infrequent.  Clitheroe and Longridge are both approximately 5 miles away.  The estate agency provides no useful service to the villagers.



	
	One letter of support points out that it would be preferable to have an estate agency business on site rather than risk the property being left empty, should the applicant decide to sell and possibly relocate.  Most people in Hurst Green are car users so a convenience store is no longer required.


Proposal

Planning permission is sought to change the use of the premises from mixed use A1 and A2 to exclusively A2 (estate agency) use, resulting in the loss of the only shop in the village.  The application follows a letter that was circulated to residents of Hurst Green by the applicant asking them to support the village store (a copy of which is included with the application).

Site Location

The premises is situated at the end of a short terrace within the heart of the village at the junction of Avenue Road and Whalley Road.  There are several residential properties within close proximity.  The Shireburn Arms Hotel and the Eagle and Child Inn are also within close proximity on the same side of Whalley Road.

Relevant History

3/2005/0257/P – Change of use from A1 to mixed use A1 and A2.  Approved with conditions 13 May 2005.

Relevant Policies

Policy G1 - Development Control.

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

Policy 5 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The Parish Council and concerned residents have objected to this scheme principally on the basis that the loss of the village store will adversely affect the vitality of Hurst Green, particularly affecting elderly residents.  Whilst I sympathise with this concern, I am mindful that there are no policies in the Local Plan that preclude the change of use proposed.  The applicant argues that whilst the estate agents has thrived since opening, the village store has failed to be a success and she therefore intends to close the village store, and, if this application is approved, expand the estate agency.  The Use Classes Order allows for permitted changes within use class A1, which mean that, for example, the applicant could change the use of the shop to a hairdressers or a travel agency without requiring the benefit of planning permission.  Although the loss of the village store is regrettable, the applicant is at liberty to close the store as she intends to do and the proposed use is employment generating therefore I consider the proposal to be in conformity with the Local Plan.

It should also be noted that the proposed change of use is not irreversible and the premises could be turned back into a village store in the future without requiring planning permission.

The proposal is considered acceptable in respect of highway safety as the change of use is unlikely to result in significant traffic generation compared to the existing use.  Nor are there likely to be any adverse affects on residential amenity.

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

APPLICATION NO:
3/2006/0806/P 
(GRID REF: SD 373872 441819)

PROPOSED Extension over garage to form bedroom at Viewfields, Baldwin Road, Clitheroe
	PARISH COUNCIL:
	No objections to this proposal.

	
	
	

	NEARBY RESIDENTS:
	Three letters of objection have been received from the adjacent neighbours. The following comments have been made;

· Loss of light to rear/side windows/rooms, and

· Severe loss of light to the garden area of the adjoining dwelling.


Proposal

To erect a first floor extension over the existing garage to the rear of the property to provide a new bedroom with en-suite, and a new W.C. Following the submission of an amended plan, the first floor extension to the rear over the garage will project approx. 3m from the rear elevation and will have a hipped roof. 

Site Location

Located on Baldwin Hill, off Montague Street within the settlement boundary of Clitheroe as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue with this application relates to the possible affect the proposed first floor rear extension may have on the residential amenity of the adjoining and adjacent neighbours. The letters of objection received outline two main reasons against this proposal, with one noting that it will cause a significant loss of light to their property, and the other noting the substantial loss of light to the garden area of the property. Both are mentioned within the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ Following a visit to the site, it was noted that the windows on the rear elevation of the adjoining dwelling most affected by the proposed extension, were for a kitchen and for a bathroom, and the window in the adjacent dwelling most affected would be for the kitchen. The Council’s SPG also states that ‘In cases where an extension is perpendicular to a neighbours property, the Council will assess the impact using the methodology produced by the Building research Establishment’.  Kitchen’s and bathroom’s are not classed as habitable rooms, and as such it is considered that following the submission of the amended plans and due to the new angle of the roofline, it is considered that the proposal will cause no significant loss of light to the adjacent dwelling.

With regards to the loss of light to the adjoining neighbours garden, it was considered that the proposal, as originally submitted, would have caused a significant loss of light to the rear garden of the adjoining dwelling. As such, following discussions with the agent, amended plans were sent in reducing the projection of the proposed extension and changing the shape of the roof, and due to these amendments it is now considered that the proposal will cause no significant loss of light to the rear garden, or be of significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwelling.

Therefore considering the above points, it is recommended that this application be granted conditionally.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The windows on the side 
elevation of the new extension at first floor level facing the boundary with Higher Fold shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 9 November 2006.


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

APPLICATION NO: 3/2006/0827       

(GRID REF: SD368236    432750)
PROPOSED: Small lean-to shed at rear of garage at 57a Ribchester Road, Clayton-le-Dale. 
	PARISH COUNCIL:
	No comments received at time of writing report. 

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection received from a neighbouring property. Objection is on the basis that the original plans for the property showed planting along the perimeter of the garden.


Proposal

The proposal is for a lean to timber shed to the rear of the garage. It is 2.1m high and 3.06m long, projecting 1.08m from the back of the garage.

Site Location

The site is on Ribchester Road in Clayton-le-Dale. It is a relatively new house. 
Relevant History

3/2002/0549 – Residential development of 1no detached dwelling house and garden.  Approved.

3/2004/0381 – Conservatory to rear of detached house.  Approved.

3/2004/1201 – Garage sited in rear garden of dwelling.  Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this proposal are the impact on neighbouring properties, the size and design. 

The lean to shed is located to the rear of the garage, and has a sloping roof. The shed is approx 30cm higher than the existing timber boundary fence and causes no significant neighbouring issues.

The size and design is acceptable and the development does not form an incongruous of detrimental feature towards the existing house or in the locality and, as such I consider an approval appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.

APPLICATION NO: 3/2006/0829/P
(GRID REF: SD 6005 3544)

PROPOSED EXTENSIONS TO DWELLING INCLUDING ROOF LIFT, TWO STOREY REAR EXTENSION, CONSERVATORY AND FRONT DORMER AT 246 PRESTON ROAD, ALSTON, LONGRIDGE

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received in which concerns are expressed about loss of privacy as a result of the balcony, devaluation of neighbouring property and the size of the extension.


Proposal

The main alteration proposed is to raise the roof of the bungalow from 5.3m to 6.9m and extend to the rear by approximately 3m to provide additional ground and first floor accommodation.  The rear roof slope would be relatively shallow, having an eaves height of approximately 5m compared to the front eaves, which is 2.3m.  The rear extension would include a balcony to bedroom one, which is recessed from the rear building line.  A small dormer is proposed to the front roof slope and conservatory extension is proposed to the rear having maximum dimensions of approximately 4.2m x 4m x 3.5m to the pitch.

Site Location

The application site relates to a detached bungalow situated on the western side of Preston Road (B6243) south of Longridge within an area of open countryside.  There are neighbouring properties on either side - an Italian restaurant (Franco’s Pizzeria) to the north and a residential property, no 248 Preston Road, to the south.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in the determination of this planning application are the impact on neighbouring property, no 248 Preston Road and any visual impact concerns.  The neighbour at no 248 has raised concerns about the size of the extension and the possibility of overlooking from the balcony.  The balcony is to be recessed from the rear building line and will therefore only allow oblique and limited views of the neighbour’s rear garden and there is screening on the side boundary between the two properties in the form of trees and bushes.  The extension to the rear is sizeable, however the neighbour has no windows in the side elevation of their property, although they do have greenhouse to the side and I am therefore satisfied that loss of light to the neighbouring property would not be significant.  The BRE 45o rule on loss of light is not considered applicable to this application.  

Other than the small roof lift and front dormer extension, the character of the property would remain fundamentally intact when viewed from the front.  The main alterations are to the rear where they will not be prominent from the road.  Overall, the impact on the appearance of the area, in my opinion, would be acceptable.

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 13 October 2006.


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

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


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

APPLICATION NO: 3/2006/0835/P       


(GRID REF: SD 374764 441271)
PROPOSED Levelling of garden area to rear, building of retaining wall, paving and fencing at 99 Highfield Road, Clitheroe.

	TOWN COUNCIL:
	No objections to the proposals. 

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection received from a nearby neighbour. Objection is on the basis that part of the works of retrospective, the neighbour has lost their right to use and enjoy their rear garden and they do not have an adequate or convenient area to hang their washing. 


Proposal

The proposal is for the levelling of a rear garden and to erect a fence of a 1.6m overall height to the rear patio are of the garden.
Site Location

The site is a ground floor flat in Clitheroe. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues to consider with this proposal are the impact on the street scene and the impact on neighbouring amenity. 

It would cause no neighbouring issues of planning concern and the design of the proposal is acceptable. There would be no detrimental impact caused to the street scene or surrounding area.

The proposal has partly been carried out in that the patio has been levelled out, causing a steep drop to the side. The fence is needed for safety due to the drop at the side.

The neighbouring considerations are not material considerations that can be taken into account as part of the planning process. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.

APPLICATION NO: 3/2006/0838/P

(GRID REF: SD 368285   446538)

PROPOSED Replacement Dwelling at Spire Farm, Cow Ark, Clitheroe, 

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	One letter of objection has been received which requests that the Council turn down the application based on his views that it is no business of the Council officials to provide a dwelling for his family, and that the application was submitted under duress. Further comments can be found in his letter within the planning file.


Proposal

The application proposes a replacement dwelling to be rebuilt on almost exactly the same footprint, however, it also includes an extension to the front elevation of the property, which would bring it in line with the adjoining barn. 

Site Location

The farmhouse and Spire are situated off the road between Cow Ark and Newton, within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application has been submitted following a report of unauthorised works at the site in September of this year. It seeks to replace an approx. 300 year old, stone built farmhouse, with a slightly larger farmhouse in the same design but with new moderns standards of construction, insulation and damp proofing. The existing dwelling was attached to a Grade II listed building, Browsholme Spire, on the south west end gable, however due to its run down and dilapidated state the applicant had chosen to demolish it and begin work on new foundations for the proposed dwelling. Since the application was submitted, no further works have been undertaken at the site.

The application proposes a replacement dwelling to be rebuilt on almost exactly the same footprint, however, it also includes an extension to the front elevation of the property, which would bring it in line with the adjoining barn.   The applicant seeks to re-build the dwelling as per the original using reclaimed and new local sandstone for the three walls visible, natural stone roof tiles and timber, multi-pane windows to replace the previous mix of plastic, timber and aluminium windows in the house, reverting back to a more traditional appearance.
With regards to the main Policy considerations, Policy H14 ‘Rebuilding/Replacement Dwellings’ states that the rebuilding or replacement of dwellings will be permitted in the open countryside providing that:

· The residential use has not been abandoned;  and

· The impact on the landscape will be assessed in relation to that of a new dwelling, considering design, materials and any increase in the size of the property.

As such, due to the remote location of the site and bearing in mind the proposed dwelling will stay true to the traditional appearance of the original farmhouse, it is considered that this particular proposal complies with this Policy and will have no significant impact on the setting of the AONB.
In addition, Policy ENV19 ‘Listed Buildings’ states that development proposals on sites within the setting of buildings listed which cause visual harm to the setting of the building will be resisted. In assessing the harm caused by any proposal, amongst others, the following factor will be taken into account:

· The effect of the proposed development on the character of the listed building.

As such, considering the list description of Browsholme Spire notes that Spire Farmhouse itself is of little architectural interest, it is considered that the proposal will have no adverse impact on the setting of the listed building.
Therefore considering the above points, it is recommended that this application be granted subject to the relevant conditions. 

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, and it is considered that it has an acceptable impact upon the character (and setting) of the listed building.

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

1.
Prior to the commencement of the development hereby permitted, details of the type, coursing and jointing of the natural stone to be used shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be built to conform with the details which shall have been so approved.


REASON:  In the interest of the visual amenity of the area and so that the Local Planning Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

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 and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO: 3/2006/0841/P



(GRID REF: SD368802 432259)
PROPOSED single storey rear extension at 16 The Grange, Wilpshire
	PARISH COUNCIL:
	No comments received at time of writing report. 

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection received from a neighbouring property regarding damage to foundations and maintenance issues.


Proposal

The proposal is for a single storey rear extension, projecting 2.9m and being 5.5m wide, with a sloping roof being 3.7m at the highest point.

Site Location

The site is within the residential area of Wilpshire. 

Relevant History

3/2002/0899 – Proposed utility room at rear of house – Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues to consider with this application are the impact on the neighbouring properties, the size and design. 

It will cause negligible neighbouring issues, as the neighbouring property (no.17) is set back from no. 16 The Grange and there is an existing single storey rear extension, approved in 2002, which will reduce any impact on no.15. 

The design and size is acceptable and the proposal will form no detrimental impact to the surrounding area.

Taking into account the neighbouring objection, maintenance and damage to foundations during the construction process is not a material planning consideration and therefore cannot be taken into account as part of this application. 

SUMMARY REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.

APPLICATION NO:
3/2006/0856/P
(GRID REF: SD 7262 3681)

PROPOSED CHANGE OF USE FROM AN EXISTING GROUND FLOOR OFF-LICENCE AND CONVENIENCE STORE AND FIRST FLOOR FLAT TO A TWO STOREY BEAUTY SALON AT 76 MITTON ROAD, WHALLEY

	PARISH COUNCIL:
	No comments received at time of report preparation.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No LCC highway observations.

	
	
	

	NEARBY RESIDENTS:
	Four letters of objection have been received on the basis that the store is a great asset to the area and Whalley already has a number of hairdressers.


Proposal

Consent is sought to change an existing off-licence and convenience store with residential accommodation above to a beauty salon over two floors.  

Site Location

The property is a detached building lying at the junction of Mitton Road and Moor Lane outside the settlement limit of Whalley within land designated open countryside.  

Relevant History

3/03/0591/P – Hot food take-away (additional to existing use as general store and off-licence).  Refused 29 October 2003.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of use and potential impact on neighbouring amenity.  

The present use class of the property is A1 which encompasses a range of shops which offer the sale, display or a service to visiting members of the public eg hairdresser, dry cleaners, post office.  The property could change from its present use to any other business within use class A1 without the need for formal planning approval and thus whilst the comments of the objectors are noted, the use as a convenient store could legitimately be lost to another use irrespective of the outcome of this application.  Health and beauty salons however, are not specifically listed within class A1 and thus the need for this planning application.  In principle I do not have any objection to the proposed use subject to it not having a significantly detrimental impact on neighbouring properties.  The property is already in commercial use and thus there are already a number of traffic movements and general comings and goings associated with its use.  The Highway Engineer has not expressed any concerns over potential safety issues and I do not believe that movements associated with this business would be so significantly different from that of the present one to adversely impact on neighbouring amenity.

For the above reasons I conclude that the scheme is acceptable 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 or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2006/0864/P     


      (GRID REF: SD 365156 430533)
PROPOSED: Double garage at Cornerways, Church Lane, Mellor.
	PARISH COUNCIL:
	Objects on the basis of over large construction, restricted access via a narrow driveway and over imposing on neighbouring properties. 

	
	
	

	NEARBY RESIDENTS:
	Five letters of objection received. Two of the objections are on the basis that the garage would cause loss of light and form an overbearing impact.

The other objection is on the basis that the applicant has two large dogs that bark loudly in the morning and late at night. The objector believes that the noise from the dogs would be increased if the dogs were housed in the approved garage. 

Reference is also made to the garage being used as a commercial workshop.  


Proposal

The proposal is for a double garage to the rear of Cornerways. It is proposed to be 6m x 5.4m, with a pitched roof being 4m high at the maximum point.  It is proposed to be built in block work rendered, with a tiled roof to match the existing house.

Site Location

The property is on Church Lane in Mellor, within the settlement boundary if the village. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this application is its impact on neighbouring properties, its design and size and the impact on the street scene.  As there is an existing garage and shed in situ on the same footprint, there would be no considerable impact on neighbouring properties.  

The garage is of a reasonable size and although 0.5m taller than existing, there would be negligible impact with the increase in height.  

The size is acceptable, being a standard double garage size and would not cause an overbearing or dominant feature within the locality. 

The design is acceptable, the materials will match the existing house and although the design is not the same as the existing garage, there would be no detrimental impact caused. 

There would be minimal impact on the street scene. 

Taking into account the neighbouring comments, the size of the garage is acceptable and would not cause significant loss of light to the property. The garage would not dominate the rear of the property and the application could not warrant a refusal of these grounds.  There is neighbouring concern that the proposal will be used as a workshop for the applicant’s business.  In order to prevent significant commercial use I consider it appropriate to impose a condition restricting the use of the garage to domestic use.  

The other objection regarding dogs is not a material planning consideration. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED subject to the following 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:
3/2006/0866/P                             (GRID REF: SD 6037 3731)

PROPOSED ERECTION OF THREE 6M CCTV CAMERAS AND COLUMNS AND ASSOCIATED CAMERAS AT MARKET PLACE, BARCLAY ROAD AND BERRY LANE, LONGRIDGE

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection, but advise developer contact Area Surveyor at Whalley under New Roads and Street Works Act 1991 location of columns need to be agreed.

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	One letter in support of favour of the cameras as it will add to security.


Proposal

The scheme is for the erection of three CCTV cameras and columns at various locations within Longridge.  The cameras are located within the domes attached to the columns via an arched bracket.  The poles are 6m in height and of an ornate type finished I black.  The maximum diameter of the column is 0.350m which relates to the cabinet with the main column itself being significantly smaller.

Site Location

The three sites are all within the Longridge Conservation Area.  One pole is to be located in close proximity to the existing lamppost at Market Place on the footway at the front of the Dog Inn.  The other poles are located off Barclay Road near the car park adjacent to the medical centre and on Berry Lane near the war memorial.

Relevant History

None.

Relevant Policies

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy G11 - Crime Prevention.

Environmental, AONB, Human Rights and Other Issues

The main issues relate to the visual impact caused by the cameras and the columns.  Following discussion with the police, it is not regarded as feasible to locate the CCTV on some of the existing recently erected lampposts and as such there will be some visual impact caused by the erection of additional columns.

I am mindful of this impact but consider the proposed sitings are not too harmful to the Conservation Area and that the design which is of an ornate type will not be too detrimental to the recently erected lamppost.  Similar CCTV cameras and columns have been located in Clitheroe and do not consider that these have a significant effect on the setting of the Conservation Area.  

SUMMARY OF REASONS FOR APPROVAL

There are no significant visual impacts on the locality or Conservation Area.

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

1.
This permission shall relate to the model aw1545 ENEK as submitted with the planning application.


REASON: For the avoidance of doubt and in the interests of visual amenity to comply with Policy G1 and ENV16 of the Districtwide Local Plan.

NOTE:

Developer should contact Area Surveyor at Whalley to submit an application to install the equipment  in the highway.  This is dealt with under New Roads and Street Works Act 1991 and the exact location of the columns need to be agreed.  CCTV equipment should not be fixed or supplied with electricity from highway lighting.

APPLICATION NO: 3/2006/0871/P
                                        (GRID REF: SD 365099 430903)

PROPOSED Construction of extensions to side and rear of property (Re‑submission) at Melrose, Church Lane, Mellor.

	PARISH COUNCIL:
	Object on the basis that the proposals are not in keeping with the existing properties. 

	
	
	

	NEARBY RESIDENTS:
	One objection received from a neighbouring property.  Objection is on the basis that the proposed extension is being built on the neighbour’s land. 


Proposal

The proposal is for a two storey side and rear extension. The rear extension will project 3m from the rear elevation and will be 7.3m wide. It will follow the same pitch as the existing roof and it will have a gable end. The maximum height will be 6.4m. 

The side extension will project 2.7m from the side elevation to create a garage with a room above. The maximum height will be 5.5m and will have a hipped roof, following the existing roof line, with a front and rear hipped roof dormer.

Site Location

The site is on Church Lane, within the residential area of Mellor. 

Relevant History

3/2006/0406 - Construction of extensions to side and rear of property. Single storey pitched roof extension to side comprising new garage and utility room. Rear two storey extension to provide additional living and bedroom accommodation with Juliet balcony to new bedroom. – Withdrawn.

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 are the impact on the street scene, the impact on neighbouring properties and the design and size. 

There will be minimal loss of privacy or light issues due to the location of the neighbouring properties and the distance between. There will be no windows in the proposed side elevations, therefore reducing any overlooking impact.

The main issue is the design and size of the extensions. As the side extension is set back from the front elevation and hipped, there will be no terracing effect.

The design of the proposals is acceptable as it compliments the existing house and does not dominate the house in terms of size. The dormer to the front would not cause an incongruous feature, as it is relatively small and designed well being hipped. 

The proposals would not detriment the local area or street scene as there is a mix of styles of properties on this street. Taking into account the parish council’s comments, I accept that the three properties represent an alpine style lodge, however there would be no reason to refuse the application on the basis that is would spoil the appearance set of house as in my opinion it would not form an out of place feature given the location.

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.
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”.

APPLICATION NO:
3/2006/0874/P
(GRID REF: SD 

PROPOSED EXTENSION TO NURSING HOME – RESUBMISSION OF APPLICATION NO 3/2004/0397/P TO INCORPORATE ADDITION OF BASEMENT UNDERGROUND AT THE MANOR HOUSE, BRIDGE ROAD, CHATBURN

	PARISH COUNCIL:
	The Parish Council comments that, as the work is almost completed this is a retrospective planning application.  The Parish Council is concerned about the lack of parking facilities within the curtilage of the Manor House, observations which were made when the original planning application was submitted.  As more storage space has been provided in the old kitchen area, the Parish Council requests that a condition of planning approval would be to remove the old storage block to create more parking space and to provide turning space within the grounds.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations to make.

	
	
	

	NEARBY RESIDENTS:
	A letter has been received from a nearby resident who comments that the addition of the basement creates more storage room within the building which could allow the removal of the existing garage/store building.  He considers that this, combined with the closure of the gateway into Clough Bank, would allow the following:



	
	1.
	Increased area for visitor parking.  



	
	2.
	A standing and turning area for the mobile library, ambulances, mini buses and delivery vans etc, avoiding the need to reverse into Bridge Road.  



	
	3.
	A clear route into Bridge Road for visiting cars, whilst the above vehicles are on site.  



	
	The nearby resident considers that his suggestion would greatly reduce traffic on Clough Bank, and away from what he considers to be the far from safe junction with Downham Road, thereby significantly contributing to highway safety.  


Proposal

In August 2003, planning permission was granted for a two storey rear extension comprising 16 bedrooms and an ‘L’ shaped conservatory with maximum dimensions of 6.5m x 14m on the eastern side elevation of the building (3/03/0459/P).  Then in July 2004, permission was granted for a slightly revised scheme including small increases in the size of both the conservatory and a single storey part of the previously approved extension (3/04/0397/P).  

The applicant’s agent has advised that when work commenced, a considerable depth of filled ground was discovered under the extension.  He says that the foundations had to be taken down to a greater depth, leaving a space that could be used to form a basement level.  The agent asked whether the formation of such a basement could be treated as a working amendment to the existing planning permission, but was advised by the Local Planning Authority that it would need to be subject of a new application.  This current application was therefore submitted.  

The plans show the basement being used to provide a larger kitchen area, the laundry, office area and storage.  Space freed by moving these facilities is being used as a lounge/dining area, for storage and for a further bedroom on the top floor.  

From the point of view of external appearance, the building remains basically the same except for the addition of a ramp in the south east corner of the building.  

Staffing levels will remain exactly the same, so there will be no impact on parking.  

Site Location

The existing nursing home in the centre of Chatburn with a frontage to Bridge Road and an eastern side boundary to the unmade road, Clough Bank.  The locality comprises a mixture of businesses and residential properties.  The site is within the Chatburn Conservation Area.  

Relevant History

3/90/0680/P – Extensions to front and rear.  Approved.  

3/93/0355/P – Detached nursing/rest home.  Approved.

3/95/0050/P – Extension to kitchen.  Approved.

3/96/0676/P – Extension to nursing/rest home.  Approved.

3/99/0863/P – Internal alterations and extension.  Approved.

3/00/0882/P – New garden store.  Approved. 

3/03/0459/P – Bedroom extension, conservatory, car parking and landscaping.  Approved. 

3/04/0397/P – Amended scheme for bedroom extension, conservatory, car parking and landscaping.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy H11 – Rest Homes and Nursing Homes.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

This application relates to amendments to a scheme of extensions and alterations to this nursing home which has already been considered by the Committee on two occasions and found to be acceptable.  The extension, which is at an advanced stage of construction, does contain the basement to which this application relates.  

The proposal, as amended by this current application, does not increase the footprint of the building, does not increase its height, and does not involve the installation of any additional door or window openings.  I do not, therefore, consider that the proposed amended scheme would result in any different effects upon the privacy and amenities of nearby residents from those which would result from the implementation of the development as previously approved.  

Both the Parish Council and the nearby residents have suggested that the incorporation of a basement into the extension gives the opportunity to demolish an existing detached garage/storage building in order to bring about what they consider to be highway safety improvements.  The neighbour suggests that this would allow vehicles to both enter and leave the site using the existing gateway on to Bridge Road, and avoid the need to use Clough Bank.  The previous applications, however, were subject to a condition (which was recommended by the County Surveyor) that the site should operate on a one way system utilising Clough Bank, and that this should be ensured through an appropriate scheme of signage.  The County Surveyor has not changed his opinion that this would represent the safest means of access/egress for this site.  

The applicant’s agent has also responded to the suggestions of the neighbour and the Parish Council.  He comments that the basement has not resulted in more storage space in the building; that the garden equipment etc stored in the detached building is inappropriate for storage inside the main building even if there was space available; that the removal of the garage would not provide a large enough turning area and would therefore create a potential hazard; that the one way system is in accordance with the previous requirements of the County Surveyor; and that delivery vehicles will now deliver to the rear of the building, where there is adequate turning space, rather than Bridge Road.  Overall, especially in view of the lack of any objections from the County Surveyor, I can see no objections to this current application on highway safety grounds.  In the absence of any other objections, I consider that planning permission should therefore be granted for the amended scheme subject to the same conditions as previously imposed.  

SUMMARY OF REASONS FOR APPROVAL

The proposed amended scheme will not result in any different effects in respect of the amenities of nearby residents, visual amenity or highway safety than those which would result from the implementation of the existing planning permission.  

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

1.
The development hereby permitted shall not be occupied until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

2.
With the exception of two bedroom windows on the ground floor, all windows in the western elevation of the extension hereby permitted shall be fitted with obscured glazing, precise details of which shall have first been submitted to and agreed in writing by the Local Planning Authority.  Thereafter, it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

3.
Prior to the first use of the extension hereby permitted, the proposed parking spaces shall be provided and available for use, and signs shall have been put in place to indicate the operation of a one way traffic system within the site, in accordance with details which have first been submitted to and agreed in writing by the Local Planning Authority.  Thereafter, vehicles shall only enter and leave the site in accordance with the approved access arrangements.  


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

APPLICATION NO: 3/2006/0882/P
(GRID REF: SD 7386 4109)

PROPOSED KITCHEN EXTENSION TO REAR OF PROPERTY AT 20 PRIMROSE STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received which comments that the removal of the existing kitchen and walls may cause damage to the floor area of the neighbours rear yard.  Concerns are also expressed about the height of the new kitchen and possible loss of light to a living room.


Proposal

Planning permission is sought for the replacement of the existing kitchen extension with a new kitchen extension, having maximum dimensions of 4.4m x 4.25m x 2.4m to eaves level and 3.3m to the pitch.

The dimensions of the existing kitchen are 4.4m x 2.45m x 2.1m to eaves and 2.9m to the pitch, therefore, the proposal is somewhat wider and higher than the existing.

Site Location

A mid-terraced property with a rear access track allowing access to the rear yard of the property.  Number 22 Primrose Street has a rear extension up to the boundary with the application building, but number 18 has an open rear yard, adjacent to the proposed extension.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The design of the proposed extension is considered acceptable.  The proposal will only be visible from the rear access track towards which a number of similar extensions project.

The height of the proposal is little greater than the existing, with the overall maximum height difference being only 400mm approx.  The pitch of the roof is shallower than the existing kitchen roof.  The length of the extension would be no greater than the existing (4.44m).

For these reasons, I do not believe that the proposal would result in significantly greater loss of light to the neighbouring property, number 18, than the existing.  The proposal complies with BRE 45o test on loss of light.  Number 22 would not be affected due to their own extension being on the boundary and extending further to the rear than the proposal.  Dwellings to the rear on Victoria Street are some 30m distant.

I acknowledge the neighbour’s concern about the removal of the existing extension and possible resulting damage to the neighbour’s yard floor area but consider that this is not a material planning consideration.

I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2006/0887/P



      (GRID REF: SD 361034 437028)
PROPOSED: permanent Log Cabin to replace existing Portakabin office accommodation (Re-submission) at Alston Lodge, Lower Lane, Longridge
	PARISH COUNCIL:
	Parish Council object to the proposal on the basis that it is not appropriate development within the curtilage of the site and the council would prefer to see the use of more sympathetic materials – i.e. stone and slate.  

	
	
	

	NEARBY RESIDENTS:
	No representations received. 


Proposal

The proposal is for a permanent timber building to accommodate an external office.  It is proposed to be sited to the front of the site with the erection of a 1m stone wall to enclose the area.  It is proposed to be 3.6 x 8.8m, being 3.3m high.

Site Location

The site is off Lower Lane in Longridge.

Relevant History

3/2004/0128 – Provision of a portakabin as temporary office accommodation.  Approved for 2 years. Expired 01/04/06.

3/2006/0556 - Proposed permanent Log Cabin to replace existing Portakabin office accommodation.  Withdrawn.

Relevant Policies

Policy G1 – Development Control

Environmental, AONB, Human Rights and Other Issues

Due to new Social Services Regulations, an off-site office is required to provide an area where a person can undertake administration duties. The applicant has tried to find alternative off-site accommodation, which has proved difficult, and they are now applying for a permanent external office in the form of a wooden log cabin. The size of which would be 3.6m wide, 8.8m long with a pitched roof being 3.3m high at the apex. It is proposed to be situated at the front of the site with a 1m stone wall surrounding the cabin. 

The main issues to consider with this application are the impact on the neighbouring properties and the visual impact. 

There is an existing 2m high timber panel fence along the neighbouring boundary, which would reduce any neighbouring impact. 

The location of the timber cabin would be forward of the existing portakabin due to a right of access. It would be prominent from the street, however with the construction of the stonewall, the impact would be reduced and it would not cause an incongruous feature within the street scene.

There would be no serious detrimental issues caused in allowing the siting of the portakabin in this location and therefore I recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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 approved log cabin shall be solely used by employees of Alston Lodge Residential Home.


REASON:  In order that the Local Planning Authority may control any future uses of the building in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

INFORMATION / DECISION
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