RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 21 DECEMBER 2006
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2006/0553/P
	Two Storey Extension
	Pinewood

Chatburn Nab Road

Grindleton Fell, Clitheroe

	3/2006/0749/P
	Replace sloped roof with pitched roof on the single storey extension to front elevation and widen extension by removing existing unsafe and unused stairs
	Crow Trees Barn

Crow Trees Brow

Chatburn

	3/2006/0793/P
	Extension of house into adjacent buildings and construction of extension to facilitate creation of granny annex (LBC) 
	The Stables, Eaves House Farm, off Waddington Road

West Bradford

	3/2006/0799/P
	Raised flower bed in natural stone with an integral seat on land in front of
	1 & 3 Accrington Road

Whalley

	3/2006/0802/P
	New single storey side extension
	2 Abbeyfields

Whalley

	3/2006/0811/P
	Two storey detached garage block and garden room
	The Rookery

Chatburn

	3/2006/0817/P
	Conservatory to rear 
	Beechwood

Osbaldeston Lane

Osbaldeston

	3/2006/0821/P
	Change of use of rural building to holiday cottage and construction of garage woodstore and stable block 
	The Outbarn

Loud Mytham Farm

Little Bowland Road

Chipping

	3/2006/0822/P
	Change of use of redundant agricultural barn to an educational and recreational learning unit 
	Bank Barn, Calderstones NHS Trust, Mitton Road

Whalley

	3/2006/0823/P
	Extension to Whalley Surgery to provide additional medical services
	Sabden and Whalley Medical Group, Whalley Surgery

King Street, Whalley

	3/2006/0826/P
	Repair work comprising replacement of defective brickwork within the “Ecclesiastical” arches (mainly south elevation) located either side of 
	The Sands Road at Whalley Viaduct

Whalley

	3/2006/0831/P
	Proposed single storey rear and side extension and first floor rear/side extension
	12 St Peters Close

Salesbury

	3/2006/0832/P
	Change of use of the former agricultural buildings, last used for commercial purposes as a base for an outside catering company, to use for B1 office and light industrial use
	Shuttleworth Hall Farm

Burnley Road

Gisburn

	3/2006/0833/P
	Single Storey Extensions to Dwelling 

(Re-Submission)
	Smithy Cottage

Settle Road

Bolton-by-Bowland

	3/2006/0836/P
	Alterations to previously approved scheme (application No 3/2005/0442/P) detached storage building to house water storage vessel and filtration plant, new first floor window and installation of metal flue pipe
	Butchers Laithe

Knotts Lane

Tosside

	3/2006/0843/P
	Two storey side extension
	No. 2 Cottage, Genus

Mitton Road, Whalley

	3/2006/0844/P
	Loft conversion with dormers 
	35 Crowtrees Road

Sabden

	3/2006/0850/P
	Conservatory to rear
	17 Windermere Avenue

Clitheroe

	3/2006/0854/P
	Construction of single storey entrance and garden room extension, including associated external landscaping works, construction of open timber porch to serve front door
	Kilnhold

97 Chatburn Road

Clitheroe

	3/2006/0858/P
	Two storey extension to rear 
	Merlyn, Yerburgh Road

Mellor

	3/2006/0867/P
	New first floor extension over garage including two storey addition at the rear
	7 Pendle View

Brockhall Village

Old Langho

	3/2006/0870/P
	Installation of 1 No. 1.2m dish antennae, 2 No. 60cm dish antennae and 2 No. 37cm square antennae 
	Wiswell Radio Station

Wiswell

	3/2006/0872/P
	Garden room extension to rear
	1 Woodlands Park, Whalley

	3/2006/0876/P
	Purpose built prefabricated nursery unit 
	Longridge C of E Primary School, Berry Lane, Longridge


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0750/P


	Conversion of first and second floor flats and create a door through an existing window
	9 Market Place

Clitheroe
	The proposal would be harmful to the character and setting of the listed building and the character 

and appearance of Clitheroe Conservation Area.

	3/2006/0788/P
	To construct a single storey extension with roof terrace.  To provide disabled access
	Weezos at 

The Old Toll House

Parson Lane

Clitheroe
	The proposal would be harmful to the character and setting of the listed building because of the significant loss of historic fabric and the detrimental re-modelling of rear elevation and yard.  This would be contrary to Policies EBV19 and ENV16 of the Districtwide Local Plan.  

	3/2006/0789/P
	To construct a single storey extension with roof terrace.  To provide disabled access
	Weezos at 

The Old Toll House

Parson Lane

Clitheroe
	The proposal would be harmful to the character and setting of the listed building because of the significant loss of historic fabric and the detrimental re-modelling of rear elevation and yard.  This would be contrary to Policies EBV19 and ENV16 of the Districtwide Local Plan.  

	3/2006/0861/P
	Conversion of first and second floors into flats (one bedroom). Making the entrance to the flats through an existing window at first floor level (LBC) 
	Reads Outfitters, 9 Market Place, Clitheroe, Lancashire 
	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area.

	3/2006/0879/P

Cont….

Cont…./
	Addition of rear dormer to terraced property
	8 West View

Clitheroe
	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, as it would result in the visual detriment to the rear roofscape of West View.
The proposed development would create a precedent for similar developments, which would be difficult to resist to the cumulative detriment of the street scene.

	3/2006/0894/P
	Loft conversions with dormers, resubmission
	York Cliff

Snodworth Road

Langho
	G1, ENV4, H10, SPG Extensions & Alts to Dwellings – over dominant extension detrimental to visual amenity 

	3/2006/0915/P
	Change of use from residential, B1 office to retail and new shop front
	44 York Street

Clitheroe
	Policies G1 and ENV16 – loss of original character and adverse impact on appearance of Conservation Area.


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

	Plan No:
	Proposal:
	Location:

	3/2006/0884/P
	Siting of a holiday chalet. 
	Riverview Cottage, Hacking Hall Farm, Billington


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2006/0787/P
	Sub-division of existing terraced house 
	13 Curzon Street

Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/0732/P
	Demolition of shippon and erection of detached bungalows and detached garage
	Angram Green Farm

West Lane, Worston

	3/2006/0820/P
	Replacement dwelling
	Orchard Cottage

Hollins Farm

Clerk Hill Road, Sabden


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
	AWAITING DECISION

	3/2005/0857

O
	11.5.06
	Citypark Projects Ltd

Construction of DIY store, associated garden centre, car parking and landscaping (Re-submission)

Site at Queensway

Wilkin Bridge/Highfield Road

Clitheroe
	-
	Inquiry 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
	-
	APPEAL DISMISSED 16.11.06

	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
	_
	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
	_
	Awaiting site visit

	3/2006/0484

D
	28.9.06
	Mr P Ramsbottom

Dormer extension to rear elevation.

Ravenswing Barn

Further Lane

Mellor
	WR
	_
	Site visit 10am, 13.12.06

Awaiting decision

	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
	_
	RVBC statement sent 

Awaiting site visit

	3/2006/0244

O
	6.11.06
	Reedley Leisure Ltd

Erection of office block

Land at

The Spinney

Grindleton
	WR
	_
	RVBC statement to be sent by 15.12.06

Awaiting site visit

	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
	_
	RVBC statement to be sent by 18.12.06

Awaiting site visit

	3/2006/0629

D
	8.11.06
	Mr & Mrs T Knowles

Porch extension

Green House Barn

Commons Lane

Balderstone
	WR
	_
	RVBC statement to be sent by 19.12.06

Awaiting site visit

	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
	_
	RVBC statement to be sent by 19.12.06

Awaiting site visit

	3/2006/0254

D
	13.11.06
	Mr Keighley

Single detached two-bedroom bungalow

Land adjacent to

4 Chapel Hill

Longridge
	WR
	_
	RVBC statement to be sent by 25.12.06

	3/2006/0316

D
	1.12.06
	Mr & Mrs R W Percival

Provision of bathroom over existing boiler room

Lower Monubent House

Hellifield Road

Bolton-by-Bowland
	WR
	_
	Notification letter sent 4.12.06

Questionnaire sent 7.12.06

	3/2006/0731
	4.12.06
	Mr & Mrs V Mulhearn

Use of part of first floor as a self-contained flat

1 King Street

Clitheroe
	WR
	_
	Notification letter sent 5.12.06

Questionnaire sent 8.12.06


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

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

PROPOSED 1 NO NEW BUILD DWELLING, NEW BUILD STUD FARM TO HOUSE 13 STABLES AND NEW BUILD HAY STORE (RESUBMISSION) AT WOODFOLD PARK, OFF FURTHER LANE, MELLOR

This application was first considered by the Committee at its meeting on 20 July 2006 when the Committee deferred a decision for further information.  At that time, no comments had been received from the County Land Agency Manager.  Following the receipt of such comments, which are summarised below, the application has been amended, principally by way of a reduction in the size of the dwelling.  This report therefore relates to the proposal as amended by plans received on 4 December 2006.

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

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	

	ENVIRONMENT

DIRECTORATE

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



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



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



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



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



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

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



	COUNTY LAND AGENCY MANAGER:
	The Land Agency Manager commented that the originally proposed dwelling was uncharacteristic of conventional design and size dwellings associated with either agricultural or other occupational enterprises.  He says that reference is made in Annex A to PPS7 to size of dwellings, and this has regard to functional need as well as financial test.  Given the small scale nature of the enterprise, he feels that the size far exceeds the functional need.  As far as the financial test is concerned, he considered that it was not possible to comment specifically, because the enterprise is not yet operational.  He did comment, however, that the scale of the dwelling originally proposed far exceeds those typically which an assessment under Annex A would justify.  He also commented that, whilst the reason put forward for the proposed design is that it would be in character with the hall, it is evident that there are a range of other dwellings within the grounds of the park which are of a conventional style.  



	
	The Land Agency Manager has confirmed orally that he considers the size of the dwelling as amended to still exceed the functional need.

	
	

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

	
	
	

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



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



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



	
	3.
	The proposed dwelling (as originally submitted) is still excessively large for the scale of the stables business which it is to serve.



	
	4.
	The proposal will result in a noise nuisance to nearby residents.



	
	5.
	The plans do not appear to adequately show the access arrangements.


Proposal

Permission is sought for a stud farm, a detached house and a detached hay storage building.  As originally submitted, the stud farm building was predominately single storey and in the form of three sides of a quadrangle (the fourth side being open).  The single storey parts of the building contained 16 stables.  The central part of the southern leg of the building was two storeys high.  In this section, staff facilities such as a mess room and meeting room were to be formed on the ground floor with two bedrooms and a bathroom unit of overnight accommodation at first floor level.  

The dwelling originally proposed would have been sited centrally to the north of the stables building.  Originally it was a two storey building, the floor plan of which had maximum dimensions of 20m x 19.2m.  Its eaves height was 7m, its ridge height 9.5m and the height to the top of its four chimney stacks was 11.8m.  It would have had five bedrooms each with an en-suite facility.  The floor space provided by this dwelling would have been approximately 544m2. 

As originally submitted, the proposed hay store, which measures approximately 33m x 7m, was to be sited to the north east of the other buildings. 

Amended plans were received on 4 December 2006 which, the agents say, pay regard to the comments made by the County Land Agency Manager in respect of the original submission.  

As now proposed, the stables are comprised in two identical single storey buildings which would form the east and west sides of a quadrangle.  These buildings are slightly smaller than originally proposed and would accommodate 13 horses.  The hay store building is now to be sited to the east of the stables buildings.  

The house, which has been reduced in size, would now be sited between the two stables buildings forming the northern side of the quadrangle.  The southern side would now remain predominately open.  The house now proposed comprises a main two storey section with single storey elements on both sides.  The single storey part to the west would provide a lounge which would be solely used as part of the dwelling.  The single storey projection to the east would provide a meeting room, office, WC and bedroom with en-suite facilities for overnight accommodation, all for use in association with the stud farm business.  This eastern ‘wing’ would be linked to the dwelling by an internal door, but would also have a separate external door.  The main two storey part of the dwelling comprises hall, dining room, family room and kitchen on the ground floor with four bedrooms above (three having en-suite facilities).  The floor space of the dwelling (excluding the eastern wing) is now approximately 436m2.  The floor space of the eastern wing, which is to be used in association with the business, is approximately 83m2.  

The proposed external materials comprise a mix of white render, ashlar stone and random stone work, together with a slate roof.  In the event of planning permission being granted, a condition will be imposed requiring the submission for approval of precise details of the external materials.  

Site Location

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

Relevant History

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

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

Relevant Policies

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

Policy 12 Joint Lancashire Structure Plan – Housing Provision.

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

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Policy ENV21 - Historic Parks and Gardens.

Policy H2 - Dwellings in the Open Countryside.

Policy SPG – “Housing”

Environmental, AONB, Human Rights and Other Issues

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

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

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

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

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

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

At the meeting on 26 July 2006, Members were informed of a ‘late item’ letter which had been received from the applicant’s agent in which, amongst other things, queries the objection from the County Planning Officer relating to the over supply issue, and that little weight is given to the support from the Garden History Society.  Members resolved that a decision be deferred for further consideration/information.  Further consideration has been given to the contents of the agent’s letter, which was received shortly before the previous Committee meeting principally in respect of the following matters:

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

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

In relation to the first of these matters, the size and type of accommodation comprised in the extant planning permission is as described by the applicant’s agent as quoted above (ie total floor area approximately 272m2).  In this current application, the proposed management dwelling was originally a five bedroomed house with a total floor area of approximately 544m2.  However, in response to the observations of the Land Agency Manager, this has now been reduced to a four bedroomed house with a total floor area of approximately 436m2.  Additionally, the east ‘wing’ of the dwelling provides approximately 83m2 of accommodation to be used in association with the business, including one bedroom for overnight stays.  Therefore, as with the extant permission, only one dwelling would be provided, with additional overnight accommodation.  The main difference between the two proposals is the larger size of the dwelling currently proposed (even as amended).  However, the current moratorium does not in any way restrict an increase in the size of an existing dwelling, it only prevents the formation of new residential units.  Even as amended, it could also still be argued that the dwelling is larger than would normally be expected to serve an occupational enterprise such as the proposed stud farm.  In respect of the comments of both the County Planning Officer and the County Land Agency Manager, I consider that the extant planning permission should represent a major consideration in the determination of this current application.  

In a letter submitted with the amended plans, the applicant’s agent says that ‘if planning permission is refused, it would be quite feasible to erect the approved dwelling and a proportion of the stables to give a broadly similar scale to that which we are now proposing.  However, this would not have the positive impact upon the setting of the Park as it would not result in the complete and integrated development that we are now proposing’.  

As such, the refusal of this current application would not necessarily prevent the formation on the site of one dwelling.  The precise nature of the use of both the dwelling and overnight accommodation can be covered by an appropriate condition in the event of planning permission being granted.  As amended, I consider that the currently proposed stables and dwelling will have a combined impact on the locality which is very similar to the impact which would result from the existing permission.  I also agree with the applicant’s agent that the proposed dwelling is in-keeping with the scale and design of other properties within this development.  

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

By way of a response to the points made by nearby residents, which have not already been covered, I make the following points:

· Subject to conditions, the County Surveyor considers the submitted access details to be satisfactory.

· The nearest residential properties are Huntsmans Cottages, some 170m to the west of the stables.  Existing trees between those dwellings and the stables, which will be supplemented as part of a landscaping scheme, would, in my opinion, mitigate against both noise nuisance and any detriment in visual terms to those nearest dwellings

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

SUMMARY OF REASONS FOR APPROVAL

The proposed development (which is similar to a development which could be implemented under an extant planning permission) would have no detrimental effects upon the visual amenities of the locality, the amenities of any nearby residents or highway safety.

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

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


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

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


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


REASON:  In the interests of the amenity of the area and to comply with Policies G1, ENV4 and ENV21 of the Ribble Valley Districtwide Local Plan.

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


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

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


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

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


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

6.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

7.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with approved plans.


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

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


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

9.
The dwelling and the two stables buildings shall be constructed either concurrently, or the stables buildings shall be erected first.  The dwelling shall not be occupied until the stables buildings are both completed and the stud farm business is operational.


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

APPLICATION NO: 3/2006/0497/P (LBC) AND 3/2006/0496/P (PA)

(GRID REF: SD  372 973)

PROPOSED ERECTION OF TWO STOREY EXTENSION AND SINGLE STOREY LINK BUILDING, CONVERSION AND RENOVATION OF STONE OUTBUILDING, ERECTION OF DOUBLE GARAGE AND ASSOCIATED EXTERNAL WORK.  DEMOLITION OF EXISTING CONCRETE GARAGE AND REMOVAL OF SEVERAL INTERNAL WALLS IN 20TH CENTURY PART OF COTTAGE.  REPLACEMENT OF ROTTEN TIMBER WINDOWS, REMEDIAL LIME POINTING TO EXTERNAL SANDSTONE WALLS AND DAMP PROOFING WORKS TO REAR PART OF EXISTING COTTAGE AND OTHER REMEDIAL REPAIR WORKS AS LISTED ON THE DRAWINGS (LBC) AT SANDS COTTAGE, THE SANDS, WHALLEY

ERECTION OF TWO STOREY EXTENSION AND DETACHED DOUBLE GARAGE, RENOVATION AND CONVERSION OF STONE OUTBUILDING AND ASSOCIATED EXTERNAL WORKS (PA) AT SANDS COTTAGE, THE SANDS, WHALLEY

	PARISH COUNCIL:
	No objections but the extension should be in keeping with the existing building and the “priest hole” should not be disturbed.



	ENGLISH HERITAGE:
	Specialist staff have considered the information received and do not wish to offer any comments on this occasion.  It is recommended that the applications be determined in accordance with national and local policy guidance, and on the basis of Ribble Valley Borough Council specialist conservation advice.  



	LCC (ARCHAEOLOGY): 
	The architectural appraisal of the building suggests it originally continued further north.  Below ground works, such as the damp proofing course, therefore has the potential to encounter deposits associated with this part of the building.  Should internal works which have the potential to reveal further elements of the timber frame be required, then there will also be a need for these to be recorded.  Lancashire LCAS would therefore recommend that should the Borough Council be minded to grant planning permission for this or any other scheme, the applicants be required to undertake an archaeological watching brief on any below ground works, as well as a programme of building recording (condition suggested).

Given that the building is Grade II* LCC would wish to see any comments English Heritage may have to make, before making any formal comment on the suitability or not of the proposed extension.  

	The Society for the Protection of Ancient Buildings.


	Initially commented that this is clearly a building worthy of its listing and therefore requires the utmost sensitivity with any proposals.  

The double height flat roof part of the proposed extension does seem to dominate on the elevations where it is visible – the flat roof is higher than the adjacent existing eaves level and the proposed first floor windows are noticeably higher than the adjacent existing windows.

Another concern relating to this proposed flat roof is its intersection with the existing double duo pitch roof behind it – any rainwater falling into the existing valley roof could build up at its intersection with the new flat roof.   This area would be a weak spot and would require regular maintenance to ensure any drainage system was working effectively.  Altering the design to avoid this potential problem might be a better solution.  With regard to proposals for the outhouse would query the necessity of re-roofing and constructing a new concrete floor over the existing earth floor.  If the outhouse is only to be used as an ancillary store and toilet facility, is it absolutely necessary to bring it up to current building regulation standards whilst in the process destroying its historical fabric?  What is the existing condition of this building – does it require the proposed intervention to make it suitable for its intended use?



	
	The application should be commended for its use of lime mortar, like for like repairs and attention to drainage maintenance.  However, the Society feel that the scale of the proposal is too intrusive on the external appearance of the listed building.

In respect of the revised plans – commented that:

SPAB note the slight reduction in the height of the proposed new roof, but still feel that the extension dominates on the elevations where it is visible.  



	
	With regards to the roof plans and intersections – it is still unclear how the roof intersection between the existing and the new will work.   A plan of the existing and proposed roof layout, along with details of their intersection, would be useful.  It is important that this is detailed correctly to avoid the potential problem of water ingress due to badly designed roof guttering.

 

	
	SPAB also comment in respect of the following issues.

Recommend that a trial area of cement pointing removal be undertaken to assess impact on the historic fabric and suggest leaving the cement pointing if there is a lot of damage.  

	
	Ask whether the uplifted kitchen stone slabs are to go back.  Lime washing of external walls is not absolutely necessary – could be an extra layer of protection but this is questionable.  

SPAB note reference to an in situ concrete ground floor.  The introduction of a solid ground floor with membrane will prevent the evaporation of moisture through the floor as would have occurred with a traditional flagged floor or with a suspended timber floor.  This will cause the ground moisture to be pushed to the base of the outside walls, with the potential for problems with rising damp.  Impact of the moisture movement may be reduced by under floor heating as well as the reintroduction of lime plaster, however, the applicant may wish to consider a lime concrete floor.  This will allow the evaporation of moisture to occur, but can also include expanded clay insulation and the facility for under floor heating. 



	NEARBY RESIDENTS:
	Letter received from the residents of 35 Abbots Croft expressing no objection to the plans but hoping that the wall of the stone building, which is also part of their garden wall, is not to be affected.


Proposal

Listed building consent is sought for extension of Sands Cottage at its north east elevation, comprising a two storey dining room/bedroom element and a single storey link to an existing stone outbuilding.  The two storey extension is set back 4m from the existing front elevation.  To the front is a flat roof portion with eaves/parapet 0.3m higher than that of the historic building. It is proposed to be roofed in lead and its walls are shown to be a combination of cavity wall construction with coursed sandstone facing and structural oak frame with insulated hardwood cladding infill panels.  To the rear is a duo pitch roof portion (stone tile roof to match existing).  Single storey link walls are to be the same as for the two storey element.  Its roof is to be natural slate to tie in with and match the existing stone outbuilding.  

Evidence submitted with the application suggests the 20th century part of the cottage could be of mid 19th century date.  Works to the existing historic fabric of the cottage include the demolition of the kitchen ground floor outside wall (north east elevation of 19th Century build) and removal of a mid 19th century plank door, demolition of ground and first floor internal walls, provision of a new concrete slab and damp proof membrane over the existing kitchen earth floor, cement pointing to be carefully racked out from walls and replaced with lime pointing, and general patch repairs to existing lath plasterwork in like-for-like materials.  

Works are also proposed to the historic stone outbuilding, including a new roof covering, (reusing slates where salvageable) and replacement of compacted earth floor with a new natural stone floor on new concrete slab with damp proof membrane.  It is proposed to convert the building to an office with provision for a downstairs WC. 

It is proposed to demolish the existing modern garage adjoining the Cottage’s south west elevation.

Planning permission is sought for the proposed extensions and a new double garage which is to the south of the site close to the driveway entrance from The Sands.  

A bat survey accompanies the application which concludes externally that no signs of bats could be found so bats do not occupy the premises and internally, that this is not applicable.

Site Location

Sands Cottage is a Grade II* listed building, probably 15th Century and late 16th Century, with 17th Century and later alterations.  It is listed as Grade II* because its sandstone rubble facing encases timber framing dating back to the 15th Century.

Sands Cottage is within Whalley Conservation Area and is adjoined by residential properties on all sides.  

Relevant History

3/86/0539/P – Demolish chimney stack.  Listed building consent  granted 22 October 1986.

3/2005/1058/P –  Underpinning of existing 20th Century extension due to significant ongoing movement found in the structure of the extension. Proposed timber treatment and damp proofing works throughout the property due to the presence of both damp and infestation.  The existing floor at first floor level and the window cills/heads to the side elevation are proposed for re-levelling.  Listed building consent  refused 1 March 2006.

Relevant Policies

Planning (Listed Building and Conservation Areas) Act 1990 

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Joint Lancashire Structure Plan Policy 21

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

In March 2005 the applicant discussed the listed building and its condition with your officers prior to purchase.  In November 2005 officers received a complaint that unauthorised works had been undertaken to the building.  It was established that underpinning works had been undertaken to the building without listed building consent.  A listed building consent  application was subsequently received in December 2005 regarding the underpinning works and proposed timber treatment and damp proofing.  This proposal was refused listed building consent because of the proposed unnecessary and potentially damaging work to the historic building.  Following this decision, discussions were held with English Heritage to establish a sympathetic approach to building repair works. 

I am mindful of the objections of The Society for the Protection of Ancient Buildings and, in respect to roof detailing and the nature of kitchen and stone outbuilding floor construction, believe further details to be essential to ensure a satisfactory and sympathetic development.  However, I am also mindful that English Heritage have no objections to the development which includes the extensions.  In my opinion the extensions sit comfortably within the setting of the listed building and Whalley Conservation Area.  Much of the building’s importance lies in its now hidden timber framing and the property presents as a very modest stone cottage with walls punctured by modern and awkward openings.  Furthermore, the extensions are set back from the Cottage south east façade and are, to a large degree, hidden from public views.  The extensions are modern, but sympathetic, and read as a new and interesting phase in the building’s history rather than pastiche.  A two storey extension of equivalent or lesser height to the Cottage would be preferred but the agent does not believe this can be achieved without significant loss of form and interest.

In my opinion the modern garage has no historic interest and its demolition is acceptable.  The proposed double garage has an acceptable impact upon the setting of the listed building and the character and appearance of Whalley Conservation Area.  However, its materials are not shown clearly on the submitted plans and I would, therefore, suggest that this be conditioned if Members are minded to approve the development.  

In my opinion the proposed works have an acceptable impact upon residential amenity.

I would also suggest that a condition be attached to any consent clarifying that these applications do not give retrospective consent for the underpinning works executed at the end of 2005.  English Heritage have not, as yet, confirmed the acceptability of these works, and I am also mindful that the full long term impact of the works on the listed building may not yet be clear.

If Members are minded to grant consent for the listed building consent proposal, referral of this decision to the Secretary of State will be required.

SUMMARY OF REASONS FOR APPROVAL

3/2006/0496/P Planning Permission 

The proposal would have an acceptable impact upon the character and setting of the listed building, the character and appearance of Whalley Conservation Area, and residential amenity. This is in accordance with policies ENV19, ENV16 and G1 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.

3/2006/0497/P Listed building consent 

The proposal would have an acceptable impact upon the character and setting of the listed building.

RECOMMENDATION: That listed building consent be GRANTED subject to the following condition(s):

3/2006/0497/P Listed building consent 

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

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

2.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

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

3.
This consent does not include underpinning work already undertaken to the building.

Reason: For the avoidance of doubt and to safeguard the character of the listed building.

4.
Notwithstanding the proposed raking out of cement pointing this work shall only be undertaken following provision of sample panels  and the Local Planning Authority's acceptance in writing that this work can be undertaken without significant damage to stone walling.

Reason: In order to safeguard the character and setting of the listed building.

5.
Notwithstanding the proposed roof detail at the intersection of the proposed flat roof and the existing double duopitch roof, and before the commencement of development, revised plans shall be submitted to and approved by the Local Planning Authority showing amendments to this detail to prevent it becoming a weak spot requiring regular maintenance to ensure effective drainage.

Reason: In order to safeguard the character of the listed building.

6.
Notwithstanding the proposed new floor construction in kitchen and stone outbuilding this work shall only be undertaken following submission to and approval by the Local Planning Authority of a justification for the works including evidence that the works will not be significantly harmful to the historic fabric.

Reason: In order to safeguard the character of the listed building.

7.
Notwithstanding the proposed use of stone tiling on the rear portion of the two storey extension this material shall only be used following the submission of samples to and approval by the Local Planning Authority.

Reason: In order to safeguard the character and setting of the listed building.

8.
Notwithstanding the proposed incorporation of double glazing in replacement windows in he historic build this form of glazing shall only be used following submission to and approval by the Local Planning Authority of a justification for the works including evidence that such modern glazing will not further emphasise the ill fitting nature of modern window openings.

Reason: In order to safeguard the character and setting of the listed building.

9.
Precise specifications and 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 to safeguard the character and setting of the listed building.

RECOMMENDATION: That planning permission be granted subject to the following conditions.

3/2006/0496 PLANNING PERMISSION 

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the (insert date).

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

2.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

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

3.
This consent does not include underpinning work already undertaken to the building.

Reason: For the avoidance of doubt and to safeguard the character of the listed building.

4.
Notwithstanding the proposed raking out of cement pointing this work shall only be undertaken following provision of sample panels  and the Local Planning Authority's acceptance in writing that this work can be undertaken without significant damage to stone walling.

Reason: In order to safeguard the character and setting of the listed building.

5.
Notwithstanding the proposed roof detail at the intersection of the proposed flat roof and the existing double duopitch roof, and before the commencement of development, revised plans shall be submitted to and approved by the Local Planning Authority showing amendments to this detail to prevent it becoming a weak spot requiring regular maintenance to ensure effective drainage.

Reason: In order to safeguard the character of the listed building.

6.
Notwithstanding the proposed new floor construction in kitchen and stone outbuilding this work shall only be undertaken following submission to and approval by the Local Planning Authority of a justification for the works including evidence that the works will not be significantly harmful to the historic fabric.

Reason: In order to safeguard the character of the listed building.

7.
Notwithstanding the proposed use of stone tiling on the rear portion of the two storey extension this material shall only be used following the submission of samples to and approval by the Local Planning Authority.

Reason: In order to safeguard the character and setting of the listed building.

8.
Notwithstanding the proposed incorporation of double glazing in replacement windows in he historic build this form of glazing shall only be used following submission to and approval by the Local Planning Authority of a justification for the works including evidence that such modern glazing will not further emphasise the ill fitting nature of modern window openings.

Reason: In order to safeguard the character and setting of the listed building.

9.
Precise specifications and 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 to safeguard the character and setting of the listed building.

APPLICATION NO:
3/2006/0824/P
(GRID REF: SD 7736 3349)

PROPOSED EXTERNAL REFURBISHMENT OF FIRST BAY OF ‘S’ BUILDING AND ERECTION OF AN EXTENSION FOR OFFICES AND NEW CAR PARK AT FORMER LG PHILIPS SITE, SIMONSTONE LANE, SIMONSTONE

	PARISH COUNCIL:
	Have some concerns which hopefully will be investigated - prior approval will be formally given, namely:



	
	1.
	There is no light pollution beyond the site boundary.



	
	2.
	There are adequate noise level controls on the site especially at night when lorries are reversing.



	
	3.
	No smells emanating from the site.



	
	4.
	Increase in traffic problems arising along the entire length of Simonstone Lane.



	
	Apart from the comments above the Parish Council have no objection to the proposal. 

	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	In view of significant reductions in traffic movements no objection subject to amended plan.  Given proposed parking spaces there is a need for travel plan to be enforceable and the one submitted should be altered.  Council needs to apply the County Planning Obligation paper.

	
	
	

	COUNTY PLANNING:
	Development conforms to structure plan policy but unable to calculate what level of developer’s contribution is required.

	
	

	Environment Agency:
	No objections subject to specific conditions which refer to the submitted flood risk assessment.

	
	
	

	OTHER REPRESENTATIONS: 
	No observations received.


Proposal

This scheme is for the erection of office block and link building and the refurbishment of the front façade of an existing factory, and also involves new parking bays and landscaping at the front of the site.

The new office building is located at the front of the site and access from Simonstone Lane.  It is two storey construction with 8m to the parapet and is 15m wide x 14m in length.  The rectangular building is linked by a enclosed glass walkway at first floor to the circular entrance lobby which has a diameter of approximately 17m and a height of 8m.

The office building is of a modern appearance and uses modern building materials with significant glazing and vertical lines.  A feature of the buildings are the projecting walls which are similar to bookends and located in strategic places on both the office building and the manufacturing building.  

The renovation to the front elevation of the factory is to also to be significantly glazed sub-divided by a projecting wall to note the difference between the office space and the factory.  The front elevation of the works entrance is a terracotta rain screen with a glass string course or spandrel half way up the building.  There are some windows on ground floor.  

The plan provides for approximately 130 car parking spaces.  The submitted travel plan indicates cycle provision but the plan itself shows no details of secure cycle storage.  

There is some landscaping to be provided on the site to break up the car park and offer strategic planting in certain parts of the site. 

Site Location

The site is located in the former LG Philips building which has predominately been demolished.  It has vehicular access from Simonstone Lane and is opposite the Simonstone Business Park.  It is an inset within the Greenbelt.

Relevant History

None specific to this element of the site.

Relevant Policies

Policy G1 - Development Control.

Policy G3 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy G8 - Environmental Considerations.

Policy EMP6 - Bad Neighbour Industries.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Policy 14 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The main issues relate to the principle of the development, the design of the development  and any associated flood risk issues. 

The site is in an area of land approximately 900m south of the settlement of Simonstone.  Simonstone in the Districtwide Local Plan is defined as a village suitable to accommodate modest development.  The site, the subject of this application, was previously occupied by LG Phillips since the 1950s and has been predominantly demolished.  It must still be regarded as an existing employment site.  

One of the buildings still the subject of this application is an existing building and the only alteration is a refurbishment of the building and an alteration to the front façade.  Although this application only relates to part of the site, it is indicated in supporting documents that the rest of the site is to be redeveloped in a future phase.  

I am of the opinion that the site contained commercial buildings last used for industrial purposes and these are inset within development limits, and as the proposed development is contained within that area I consider the principle of the reuse and extension of the building F to be acceptable and appropriate in principle.   

In relation to the design of the development, I am satisfied that the building of a new office of a modest proportion and appropriately designed would not have a visual impact on the locality.  In the immediate vicinity are numerous other industrial and office buildings and I consider that this proposal would not fit uncomfortably in the locality.  The refurbishment of the existing building will be an improvement to the building as it will offer a visual release to the main building.  Furthermore, having regard to the previous buildings on site, which have now been demolished, I consider that the scheme will actually enhance the locality.  Furthermore, the landscaping will also offer a visual relief to the area.  

In relation to highway safety, the County Surveyor does not object to the proposal and I am satisfied that, subject to adequate cycle facilities being provided, and an amended layout plan, and travel plan, the scheme is acceptable.

I note his observations regarding a planning contribution but I am of the opinion that given the existing use of the land and that insufficient justification has been put forward for such a contribution, I consider it unreasonable in this instance.

In relation to flood risk issues, it is now clear that the Environment Agency is satisfied with the proposal and that the flood risk assessment submitted with the application complies fully with their requirements.  

I note the concerns regarding the Parish Council but I am of the opinion, having regard to the history of the site and that there is a considerable distance between the proposed buildings and adjacent residential properties, that it would not cause harm by virtue of noise.  I am also of the opinion that given the nature of this application and the existing use of the building any noise condition would be unreasonable.  Furthermore, although the building will be predominantly glazed, I am satisfied that there would not be significant light pollution caused by the building as the design incorporating the “book ends” or columns would help reduce any light pollution.  Furthermore, it is close to a road network where there would be significant light from traffic and lighting columns.  In relation to traffic the County Surveyor recognises that there is likely to be a significant reduction in vehicular movements.

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.

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


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


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

3.
The submission shall relate to the proposal as amended by plans received dated 15 December 2006 which details revised parking and footway layout.


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

4.
Prior to being discharged to any water course, surface water, sewer or soakaway systems, all surface water drainage and parking areas shall be passed through traffic gulleys with an overall capacity compatible to the site being drained.


REASON:  To prevent pollution of the water environment and to comply with Policy G1.

5.
All new external lighting shall be submitted to and approved in writing by the Local Planning Authority.


REASON: To safeguard residential amenity and to minimise any light pollution and to comply with Policy G1 of the Districtwide Local Plan.

6.
Prior to commencement of development a revised travel plan shall be submitted to and agreed by the Local Planning Authority and implemented within an agreed timescale.


REASON: In order to minimise vehicular movements and in the interest of highway safety.

7.
Prior to being discharged into any watercourse, surface water saver or a soakaway system, all surface water drainage from parking areas shall be passed through trapped gullies with an overall capacity compatible with the site being drained.


REASON: To prevent pollution of the water environment and to comply with Policy G1 of the Districtwide Local Plan.

8.
No development approved by this permission shall be commenced until a desk study has been undertaken and agreed by the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on-site contamination.  If the desk study identifies potential contamination a detailed site investigation should be carried out to establish the degree and nature of the contamination and its potential to pollute the environment or cause harm to human health.  If remediation measures are necessary they will be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.


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

NOTE

1.
Recommend that the detailed design should comply with the submitted flood risk assessment and incorporate appropriate flood proofing measures.  These should include removable barriers on building operations such as doors and bricks and bringing in electrical services into the building at a high level so that plugs are located above possible flood levels.

APPLICATION NO:
3/2006/0830/P
(GRID REF: SD 7000 3661)

PROPOSED ERECTION OF 24 LIVE/WORK UNITS (REVISION TO APPLICATION 3/2006/0008/P) AT BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	No change in its view on the general concept of this application but believe the site has now been over developed and that 30 acres of open space have all but disappeared.  We do not really believe that these units are sui generis but any amount of space devoted as work space is no larger than a big bedroom.  Realise that the decision may not be able to be over turned and that the Council be cautious when studying the alterations to the application.  It is very difficult for the Parish Council as laymen to gauge the impact of these changes.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations to make.

	
	
	

	COUNTY PLANNING:
	In view of the extant consent must raise no strategic issues.

	
	
	

	STATUTORY AND NEIGHBOUR NOTIFICATION:
	Three letters have been received.  One letter indicates that outstanding landscaping issues should be resolved prior to any further consents.  Concern regarding the loss of bowling green and the way in which the gardens have been constructed.  No indication as to what the former bowling green was to be used for.  One letter of support which indicates that following a change in the layout the scheme is acceptable and if this encourages completion of the site, it should be welcomed.


Proposal

This is a resubmission of a previously approved scheme.  The scheme is for nine detached live/work units and one block of 15 apartments live/work units.  

The detached live/work units have a mixture of attached buildings and detached out-buildings.  The house types are either 4 or 5 bedroom units with a maximum height range between 9.5m and 11m.  The work units are approximately 7.2m x 8.5m and a height of 5.2m.  One of the units has a two storey office with a maximum height of 7.9m.  The design of the live/work units is of a traditional house type with many of the units being broken up with gables, glazing and other details.

The apartment block now consists of 15 units over three floors.  There is a mixture of two bedroom and one bedroom units.  The apartments are served by two main entrance lobbies.  There is also a lobby on each of the floors.  The entrance area has a significant element of glazing to the main entrance and there is an internal lift.  The scheme includes one communal conference room within the main unit.  The apartment live/work units give a ?    identical appearance.  The scheme does include the introduction of significant glazing and cedar boarding on some elevations.  There are glass balconies similar to that existing elsewhere on the site.  The maximum height of the apartment area is 12.5m.  

Site Location

The site is the former hospital of Brockhall with the exception of the former bowling green area and one large plot is the same as that submitted and approved under application 3/2006/0088P.

Relevant History

3/2006/0008/P – Erection of 26 live/work units at Brockhall village.  Approved with conditions.

Relevant Policies

Policy A2 - Brockhall Area Policy.

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy RT8 - Open Space Provision.

Policy RT9 - Recreational Open Space Standards.

Policy 14 – Joint Lancashire Structure Plan.

Policy 12 – Joint Lancashire Structure Plan.

Policy 7 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The principle of live/work units on this site has now been accepted so the main consideration relates to an assessment of the difference between the two schemes.

The applicant has indicated in a supporting letter that the reasoning for the revised scheme is following pre-marketing and although there is demand for the concept of live/work units there is a need for smaller units and more affordable units.  As a result of this scheme it has been modified to exclude glass atriums, less communal facilities and the removal of the ‘Weavers Cottage’ concept.   The small extension is now 119m2 instead of 173m2.  

I consider that the main difference from a visual point of view is that there is now am increase in the number of detached larger residential units with the omission of two terraced blocks of live/work units.  The previous scheme had three terraced blocks of live/work units which shared entrances, communal conference facilities and a commanding glazed entrance.  The current scheme has now been amended to create a conference room and lobby area with some glazing on the apartment block, I am now of the opinion this makes it more acceptable from a visual point of view.  However, I remain firmly of the belief that the previous scheme was more acceptable in both design terms and in relation to the visual appearance, and also offered more shared facilities.  In overall terms I consider that this scheme gives more of an appearance of a residential scheme rather than a mix live/work environment.  In relation to residential amenity and in particular overlooking the scheme has been amended to safeguard future occupiers of the units.

I note the concern of the Parish Council but given the existing consent the principle of live work units has been established.  In relation to the bowling green, this is not to be considered under this application.

To conclude I accept that the principle has been established but still consider that the new layout and design weakens the scheme.   However, based on the amendments secured, I do not consider the scheme sufficiently poor enough to warrant a recommended refusal and as such I recommend approval.

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 relate to the proposal as amended by letter and plans received from the applicant on 15 November 2006 in relation to the apartment block complex and layout plan.


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

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


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


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

3.
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”.

4.
Prior to commencement of development, details of a detailed scheme in the form of a unilateral undertaking shall be submitted to and approved in writing by the Council.  


REASON: In order to safeguard the employment element of the scheme and allow effective monitoring to comply with Policy G1 of the Districtwide Local Plan.

5.
The residential element of the live work units shall not be occupied unless the work units have been constructed and in use as a commercial unit.


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

APPLICATION NO: 3/2006/0845/P
(GRID REF: SD 6088 4285)

PROPOSED TWO STOREY EXTENSION AND DOUBLE GARAGE AT CUTHBERT HILL FARM, GARSTANG ROAD, CHIPPING

	PARISH COUNCIL:
	No observations received.

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.


Proposal

Planning permission is sought for a two storey extension and attached double garage (lean-to) to the west facing side elevation of the farmhouse, in place of an existing barn, which is evidently now in poor structural condition, and would therefore be demolished and removed.  The two storey element has maximum dimensions of approximately 8.5m x 6.5m  and with the same ridge and eaves height as the farmhouse.  The attached lean-to garage has a floor area of approximately 8.5m x 6m and an approximate pitch height of 4.3m.  The main garage door and wagon door type opening are both proposed to the south east elevation (facing away from the road).  

Site Location

The property is situated in a prominent roadside location on Garstang Road within the Area of Outstanding Natural Beauty (AONB).  The property stands in relative isolation with the nearest neighbour being approximately 200m away.  

Relevant History

3/94/0495/P – Change of use of agricultural land to residential curtilage to provide improved vehicular access and extension to existing dwelling.  Approved with conditions 3 October 1994.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in the determination of this planning application is the visual impact on the character of the building and on the wider AONB.  

The barn is in very poor structural condition and its replacement with a sympathetically designed extension will enhance the appearance of the overall site and the AONB.  The scale, design (barn like) appearance and materials proposed (random stone walls, stone quoins, stone window and door surrounds and a blue slate roof to match existing building) are all considered appropriate.

There are no nearby residents and thus no impact on residential amenity.

In terms of highway safety, the proposed extension would not encroach upon the adjacent driveway visibility splay, therefore, the impact on highway safety is negligible.  

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.
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.
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 25 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.

APPLICATION NO:
3/2006/0847/P 
(GRID REF: SD 373323 436077)

PROPOSED Change of Use from dwelling to shop/dwelling, new shop front, demolish conservatory and construct new single storey extension to rear at 31 King Street, Whalley
	PARISH COUNCIL:
	Whalley Parish Council – No objections to this proposal, but concerns expressed over parking.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to this village centre development, as the proposal is unlikely to lead to a significant increase in demand for on street parking space. It is noted that access to the rear is extremely substandard and therefore is considered unsuitable for the provision of any customer parking or even customer pedestrian access. If minded to approve this proposal request conditions to prevent servicing of the premises via the rear access road and deny any use of the rear access by customers at any time whatsoever.

	
	
	

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

· The extension on the rear of the building would affect the amount of light the salon would receive, and there are concerns regarding the roof,

· Would the new business be viable in light of all the other hairdressers in Whalley?

· Once permission for converting the premises to retail has been given there would be no control on its future use,

· Another business in the vicinity would only add to the serious parking problems we already have,

· The building is one of the few in Whalley which is in the price range of 1st time buyers, by converting it to a shop would deprive someone the opportunity to get on to the housing ladder.


Proposal

Change of Use from dwelling to shop/dwelling, new shop front, demolish conservatory and construct new single storey extension to rear. There is parking on the street frontage, a car park nearby and two spaces are proposed to the rear of the building.

Site Location

The site in question is located on King Street amongst a mixture of both residential and other retail uses, but on the edge of what you would class as the main shopping area and Town Centre Conservation Area as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1996/0333 – Change of Use from dwelling to retail premises on ground floor with living accommodation above – Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy ENV16 - Development Within Conservation Areas.

Policy S4 - Shopping Policies - Longridge and Whalley.

Policy S13 - Shop Front Design.

Policy T7 - Parking Provision.

Environmental, AONB, Human Rights and Other Issues

The application seeks the change of use for the main part of the ground floor of the property to retail, a new shop front, the demolition of the conservatory to the rear and the erection of a new single storey extension at the rear. The existing residential accommodation will be retained, however it will be split between the rear extension and the existing first floor. There are no proposed hours of opening for this retail unit, however it is assumed they will want to be open between 9am and 6pm Monday to Saturday.

The building in question is a mid-terraced property on King Street, within what can be classed as the main shopping area in Whalley, and the Conservation Area as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998). Policy S4 of the Ribble Valley Districtwide Local Plan states that ‘Proposals for new small scale shopping developments will be approved on sites which are physically closely related to existing shopping facilities’, and as the property is sandwiched between another Salon and a Frames & Pictures place, and opposite a dental practice, Pharmacy and another retail unit, the application is considered to comply with this Policy.

The proposed frontage to the building has been designed to match other traditional shop frontages in the nearby vicinity however the plans show no proposed materials. In this location, and bearing in mind the sites location within the Whalley Conservation Area, timber window surrounds are considered to be more appropriate.

To the rear of the property, the proposal seeks to replace the existing conservatory building with a single storey extension in order to create a new kitchen and lounge area for the self contained flat. The new extension is on the same footprint as the conservatory and as such it is considered that it will have no significant impact on the amenity of the occupiers of the adjacent buildings.

With regards to the letter of objection, it is considered that most of the points made are non material considerations, however with regards to those that aren’t I would like to note the following:

· The proposed extension is on the same footprint as the existing conservatory and as such will cause no increase loss of light to the adjacent building,

· The building is within walking distance of a large car park and the County Surveyor has no issues with regards to the proposals impact on parking arrangements in the area, and

· The residential unit will remain and as such will have no impact on the no. of dwellings for 1st time buyers.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use hereby permitted shall only be open to customers or for deliveries between the hours of 9am to 6pm Monday tot Saturday in accordance with this permission shall and there shall be no operation on Sundays or bank holidays.


REASON:  To comply with Policies G1 and S10 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

2.
There shall be no servicing of the premises via the rear access road, and customers shall only use the front entrance to the retail unit.


Reason: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, as the access to the rear is extremely substandard and consider unsuitable for the provision of any customer parking or even customer pedestrian access.

3.
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”.

4.
The new shop front window and door shall be constructed in timber and retained as such in perpetuity, details of which shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of works at the site.


Reason: To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

APPLICATION NO:
3/2006/0880/P
(GRID REF: SD 7436 4161)

PROPOSED NEW ENTRANCE PORCH AND CHANGE OF USE OF EXISTING BUILDING TO FORM PLACE OF WORSHIP AND COMMUNITY PARTNERSHIP CENTRE AT MOUNT VALE, FORMERLY LAPPIT MANUFACTURING), LOWERGATE, CLITHEROE 

	TOWN COUNCIL:
	Recommend that a planning condition be applied to exclude the use of the car park between 2200 hrs and 0700 hrs in order to minimise disturbance to local residents.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle to the proposed development but have concerns providing access to the proposed car parking at a narrow side back street of Wilkin Square.  There is a significant amount of on-street parking taking place on this street and in order to ensure safe access is provided it will be desirable to secure prohibition of waiting restrictions on both sides of Wilkin Square and Highfield Road, between numbers 5 and 7 and possibly on one side from Bayley Fold to the site.  As such recommend the following condition:



	
	1.
	Before the unit is first brought into use, the developer shall promote prohibition of waiting restrictions along Wilkin Square to facilitate free passage of vehicles to the development access:

REASON: In the interests of highway safety.

G1 Districtwide Local Plan.



	
	2.
	Before the unit is first brought into use the access and car parking area shall be constructed as indicated on the submitted plans and thereafter retained.

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



	ADDITIONAL REPRESENTATIONS:
	It should be noted that in reporting the number of letters in support and against the scheme there will be some double counting as some individuals have sent separate letters as well as completing a circular letter entitled “Direct Democracy”.  It should also be noted that it has not been possible to check whether or not the list on these letters includes children.  Correspondence is available for public inspection.



	
	Some letters, although containing some appropriate observations, also included information that may be seen to be racially motivated and as such is not available for public inspection.  These letters – total 90 of which 224 names indicating an objections to the scheme and 11 anonymous letters.  



	
	The number of letters against the proposal at the time of preparing this report are 400 letters with 931 indicating an objection to the scheme of which 18 are anonymous letters.  The issues raised concern the following points:



	
	· Devaluation of properties.

· The loss of a traditional market town.

· Concern over noise in the activities which both be from the use of the building and parking and associated coming and goings.

· Not in keeping with the locality.

· Inadequate  parking.

· The building will not be multi-faith but be used for the purpose of a mosque.

· Chaos caused during construction process.

· Enough mosques exist in the locality.

· No need for such a facility, as there is insufficient demand and only used by limited worshippers.

· Possible damage to surrounding buildings caused by attacks on the proposed building.

· Building is too big for the purpose.

· Conflict would arise between local communities as a result of the development.

· Future maintenance of building would be problematic as the existing building at Holden Street is poorly maintained.

· Building could be used for more appropriate purposes such as youth activities or affordable housing.

· Concern over changes to external appearance.

· The building is in the wrong location and should be situated elsewhere such as Salthill Industrial Estate.

· Committee should represent people who voted them in and listed to what the public want and as such there should be a referendum.

· All the site should be developed to provide to local parking for residents.

· Insufficient attempt to utilise it for other employment uses, as such it is contrary to Policy EMP11.

· Contrary to Policy G1 due to the noise and residential amenity issues such as overlooking and the impact on the loss of people’s privacy and garden areas at Lowergate.

· Possible damage caused by demolition works.

· Previous business was not operating as indicated in the  supporting letter and did not cause any significant harm to residential amenity.

· Inadequate measurements in relation to the acoustic report.

· Concern over possible bat loss.

· Location of car park and the rear access will result in the loss of privacy and affect residential amenity.



	
	· Concern that this is not the most sustainable use for the site given the low demand.

· Fear and apprehension of local residents is a material consideration.

· Consider applicant has not supplied sufficient information to assess the situation and therefore any decision may be subject to judicial review.



	
	In support of the scheme, there has been a total of 177 letters with 429 named people indicating support for the scheme.  There has also been 2 anonymous letters in support of the scheme.

The issues raised in supporting the proposal include:



	
	· Community rooms would be a value asset to the community.

· Fairness and that everyone should have the right of a place of worship.  

· Adequate parking exists.

· Noise is not an issue due to the surrounding activities.

· The scheme would help integration with the Muslims and local communities.

· Many churches have no car parks or they overlook residential properties, why should this one be any different?

· Support the scheme but would not like to see inappropriate external changes.

· Concern over “Direct Democracy” letter and in the Advertiser, with the Council response.

· Consider previous Council decisions to be inappropriate.

· Support the scheme but wishes to see the proposed car park and adjoining land used for local residents parking.

· It would provide a useful educational facility for local schools.

· Consider that the direct democracy leaflet will not be representative of the borough and that little objective weight should be given to the document.


Proposal

The scheme involves the change of use of a manufacturing building to a place of worship and community partnership centre and this would fall within Class D1 of the Town and Country Planning (Use Classes) Order.  

Development would also involve demolition of a industrial building to create 15 parking spaces.  The car park would have a 1.8m close boarded timber fence along its boundary and timber gates at the entrance for vehicular and pedestrian use.

The other external changes include a proposed entrance porch at the rear of the building which would measure approximately 3m x 3m with a maximum height of 4.7m.  The front entrance of the porch is to be predominately glazed with side walls and block and zinc cladding.  It is to have a slated roof.  

The proposal is for unrestricted hours of use as a place of worship but with a more restrictive use on the other elements.  The applicant has indicated that there will be no call for worship or amplified music from within the premises.

Site Location

The proposed site lies within the Clitheroe Conservation Area and has a dual road frontage on to Lowergate and Highfield Road.  It is a former chapel with most recent use being a manufacturing building.  It is situated in a mixed use area and attached to residential properties but within the town centre and close to commercial properties.  Lowergate itself is well trafficked and on a bus route.

The main building is a three storey building constructed of stone and slate roof and is a prominent feature in the locality. 

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy G1 - Development Control.

Policy G12 - Places of Worship/Community Facilities.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relate to highway safety and vehicular activity, noise associated with the activity and any visual impact resulting from the development and loss of employment land.  

In considering the visual impact, there is little change to the main character of the building.  The only alteration being the introduction of a rear porch lobby area and am satisfied this does not have an impact on the character of the building or The Conservation Area.  The other changes involves the demolition of an attached factory shed and the creation of car park and fencing.  I consider this to be a visual improvement to the locality.  

In relation to highway issues, it should be noted that there is no objection from the County Surveyor.  The parking at the rear provides adequate facilities and is considered that access to car park is also acceptable.  I note the concerns expressed from residents regarding the increase in traffic generated but this is not shared by the Highway Authority whose consultation response must be a considerable weight in deliberation of the application.  Also, I believe that the traffic generated by the activity is unlikely to result in significant vehicle activity that would adversely affect highway safety and it should be noted that the existing manufacturing use is unrestricted and could itself lead to significant vehicular movement.  

The County Surveyor has requested a condition relating prohibition of waiting restrictions.  Although this is desirable he has verbally indicated that if the parking restriction did not come into fruition he would still not object to the overall proposal.

One of the concerns expressed relates to possible big events such as weddings and funerals and the traffic generated by such activities.  Firstly, I consider that it is appropriate to have regard to parking standards as this would have regard to such occasional events.  It is clear that the scheme is compliant with the relevant standards.  The applicant has offered a suggestion that a condition could be imposed restricting the numbers of people attending.  I consider this may be regarded as excessive and not comply with the ministerial advice when having regard to the imposition of conditions.  I believe that the imposition of an appropriate travel plan, catering for such events is the best way forward.  The travel plan submitted with the scheme would need to be modified to address such events.

It is clear that there is a lot of concern regarding the effect the scheme would have on residential amenity.  One element arises from the demolition of the existing industrial building at the rear of Lowergate and the creation of a parking area.  I accept that as the car park is an open area there will be an increase in overlooking resulting from the changed activities as previously it was a solid blank elevation on this boundary.  However, the car park is to have a finished floor level similar to the rear gardens of Lowergate and there is to be a 1.8m fence and the existing wall retained.  On this basis I am satisfied that the resulting impact will not be unduly significant.

The other key issue relates to the effect the proposal would have on residential amenity by virtue of noise from the activities.  The noise assessment submitted with the application has been examined by the Council's Environmental Health Officers who are satisfied that the scheme would not result in adverse effect on residential amenity by virtue of noise.  It is however important to ensure that the effect is kept to a minimum, therefore appropriate    conditions in relation to no call for worship or amplified music should be imposed.  This has been agreed by the applicant.  In order to further protect residential amenity, I consider that the car park should be secure and closed between the hours of 2300 to 0700 and that the only access to the building within these hours should be from the main entrance on Highfield Road.

The applicant has indicated a reluctant willingness for a condition to be imposed preventing early morning worship.  However, given the advice from our officers, I consider that to be unnecessary subject to other safeguards. 

I note the concerns of residents regarding noise but having regard to the consultation responses, I do not consider it would be unduly harmful.  Furthermore, the applicant has submitted a voluntary transport plan which will encourage people to either walk to the premises or car share and this would be particularly important during the late night worship.  This would help reduce vehicular activity and any associated noise.  

Some of the objections make reference to the loss of an employment site.  It is evident from the response of the Forward Planning Section that they consider having regard to all other issues that the loss of the site from an employment use has no strategic effect on the Council's ability to provide for employment in the borough.  I am also of the opinion that given the site has been vacant for 2 years, the effect on employment is not significant and also notwithstanding how the building was previously operated, it could operate as an unrestricted industrial use and potentially be seen as a ‘bad neighbour’ development.

In relation to the community use and to safeguard residential amenity, I believe that this should be restricted to further use between 0800 and 2300 hours and I am satisfied that an appropriate condition could be imposed and enforced.  

Concern has been expressed regarding future external alterations to the building, such as signage, roof alterations and erection of shutters.  Some of these changes would come under planning control and would therefore be the subject of a separate planning application and considered on its merits.  However, the applicant has indicated a willingness to accept a planning condition giving greater control on the external appearance of the building.  Whereas this is welcomed and a suitable condition is recommended any future alterations including signage would have to be considered on its merits having regard to normal planning criteria.  In relation to signage it is not possible to impose a restrictive condition on this is controlled under separate advertisement regulations.

Having carefully considered the objections and having regard to the proposed activity and its location, I consider that a recommendation of approval to be appropriate.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, highway safety 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.

2.
The proposed car park shall be made available before commencement of use and thereafter retained and securely closed between the hours of 2300 and 0800.  Precise details of the locking mechanism shall be agreed by the Local Planning Authority before commencement of development and thereafter retained.


REASON: In the interest of highway safety and residential amenity and to comply with Policy G1 of the Districtwide Local Plan.

3.
There shall be no call to prayer or amplified music within the premises at any time.


REASON: In order to safeguard nearby residential amenity and to comply with Policy G1 of the Districtwide Local Plan.

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


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


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

5.
There shall be no pedestrian access to the site between the hours of 2300 to 0700 other than from the existing entrance on Highfield Road.  


REASON: In order to safeguard residential amenity and to comply with Policy G1 of the Districtwide Local Plan. 

6.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2300 with the exception of the use of the building for religious worship.  


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

7.
Prior to commencement of development a detailed travel plan including methods of travel arrangements for weddings and funerals shall be submitted to and approved in writing by the Local Planning Authority and thereafter implemented in perpetuity.


REASON: In order to minimise traffic movement and to conform with Policy G1 of the Districtwide Local Plan.

8.
Prior to commencement of development precise details of the finished floor level of the proposed car park shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In order to protect adjacent residential amenity and to comply with Policy G1 of the Districtwide Local Plan.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building shall not be altered in any way including the insertion of any window or doorway, without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

10.
Before the unit is first brought into use the developer shall promote the prohibition of waiting restrictions along Wilkin Square to facilitate the free passage of vehicles to the developments access.


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

11.
The first floor window facing the boundary of 91 Lowergate shall be obscure glazed of a type to be agreed by the Local Planning Authority.  This shall be done before commencement of use and thereafter remain in perpetuity.


REASON: In order to safeguard residential amenity and to comply with Policy G1 of the Districtwide Local Plan. 

12.
The sole access to the building with the exception of the late night early morning worship shall be from the proposed car park.


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

APPLICATION NO:
3/2006/0898/P
(GRID REF: SD 7434 4162) 

PROPOSED CONSERVATION AREA CONSENT FOR DEMOLITION OF REAR FACTORY SHEDS TO PROVIDE CAR PARK AT MOUNT VALE (FORMERLY LAPPET), LOWERGATE, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS AND STATUTORY ADVERTISEMENT:
	One letter of objection has been received that relates to 3/2006/0890, such as noise and traffic.  Also letter raising concern about disturbance and chaos during demolition works. 


Proposal

This proposal involves the demolition of two buildings located at the rear of Wilkin Square, Clitheroe.  The buildings are prefabricated industrial type sheds with an approximate size of 35m x 20m and single storey in nature.  There is also a hard standing raised platform for delivery vehicles which will be lowered as part of this application.  This area of land, which is within the red edge of the application site, would be used for car parking area not submitted as part of this application.  

Site Location

Site lies within the Clitheroe Conservation Area and is at the rear of Lowergate.

Relevant History

3/2006/0880/P – New entrance porch and change of use of existing buildings to form place of worship and community partnership centre and car parking.  Not yet determined.  Also on this agenda.

Relevant Policies

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in this proposal relates to the impact the demolition of these buildings would have on the character and setting of the Conservation Area.  With this in mind regard must be given to the value of the existing buildings and whether or not they are an important feature of the Conservation Area.  Regard should also be given to its location within the Conservation Area.  

In terms of its location within the Conservation Area the buildings are situated on the edge of the Conservation Area and effectively screened by existing buildings.  The buildings are of a modern construction and do not offer any significant contribution to the character of the Conservation Area and I am of the opinion that the demolition would not harm the setting of the Conservation Area.  

In determining any application for demolition it is necessary to ensure that a detailed planning application has been given to the reuse of the site.  In this respect, part of the site is to be used for a car parking area and the other part of the site is to remain a level site with no specific after use considered.  

I am satisfied that this application which must be considered on its individual merits with no specific regard to other applications relating to this site that the scheme is acceptable.

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 Conservation Area consent be granted subject to the following conditions:

1.
Prior to commencement of development a detailed plan showing schedule of works and restoration of the site shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of safeguarding residential amenity and visual amenity and to comply with policies G1 and ENV18 of the Districtwide Local Plan.

APPLICATION NO:
3/2006/0905/P
(GRID REF: SD 6525 3085) 

PROPOSED SINGLE STOREY REAR EXTENSION AT 64 ST MARY’S GARDENS, MELLOR

	PARISH COUNCIL:
	No observations have been received.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received in which concerns are expressed about loss of light to the next door property’s dining room window.  The neighbour will have to keep the blinds in the conservatory closed or else view the red brick wall of the proposed extension.


Proposal

Planning permission is sought for a single storey extension to the rear to be faced in matching brick with a tiled roof.  Windows are confined to the rear elevation and there are also to be four velux roof lights.  The maximum dimensions of the proposal are 7.7m x 3.3m (projection to the rear) x 3.3m to eaves and 4.4m to the point at which the pitched roof meets the existing building.  

Site Location

The property is mid terraced.  The rear of the property is elevated in relation to the rear garden hence the proposed height of 4.4m.  The maximum height of the proposal from the ground level of the property is approximately 3.5m.  

There are neighbouring properties to the rear approximately 20m away at the nearest point. 

The next door property, 65 St Mary’s Gardens, has a dining room window within close proximity of the boundary.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the visual impact and any possible effects on neighbouring properties in terms of overlooking or loss of light.

The scale of the proposal is considered appropriate and the materials used in construction would match the existing building.  The proposal would not be visible within the street scene due to its siting at the rear.  

The next door property, 65 St Mary’s Gardens, has a ground floor window on the rear elevation close to the boundary, which serves a dining room.  This window would appear not to fall within a 45o line drawn from the near corner of the proposed extension on the rear elevational drawing and the proposal therefore complies with the 45o rule on loss of light.  In any case, the neighbouring room in question is served by another window to the front elevation of the property.  The proposal is single storey only and would not have a significant overbearing impact on the neighbour.  The proposal is set in over 1m from the boundary with No 63 and that property would not be significantly affected.  Neighbouring dwellings at the rear are approximately 20m distant and there is hedgerow screening on the rear boundary which would minimise overlooking.  

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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extension  hereby approved shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

APPLICATION NO:
3/2006/0921/P
(GRID REF: SD 7462 4218) 

PROPOSED CHANGE OF USE OF EXISTING RESIDENTIAL FLAT INTO OFFICE ACCOMMODATION AT THE FLAT AT 1A CHATBURN ROAD, CLITHEROE 

	PARISH COUNCIL:
	The Town Council objects to this application on the grounds that the proposal would result in the loss of residential accommodation in the town centre.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	NEARBY RESIDENTS:
	No representations have been received.


Proposal

The application seeks permission for the change of use of a residential flat at first floor level above a TV shop into office accommodation.  It is stated in the application details that no structural work or external alterations are necessary in order to form the office.  Access into the office will be via the existing external staircase and doorway which presently serves the residential flat.  

Site Location

The residential flat is above a TV shop on the west side of Chatburn Road at its southern end, close to the roundabout junction with Waterloo Road and opposite the BP petrol filling station.

Relevant History

3/89/0022/P – Erection of satellite dish.  Approved.

3/89/0545/P – Rear extension to shop.  Approved.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The issues to consider in the determination of this application concern any effects on the amenities of nearby residential properties, highway safety and the issue of the loss of a residential unit in the town centre.  

With regards to the first issue, the TV shop and the flat to which the application relates are an end terraced property.  The other two properties in the terrace are two storey houses.  At the present time, therefore, the residential flat adjoins the first floor accommodation of a house.  There could be noise and activity in the flat at any time of the day or night.  The proposed office use, which is, in any event, a ‘quiet’ use, would be likely to be restricted to daytime hours.  The external staircase and doorway which presently serves the flat, and which will serve the office, is at the southern end of the building which is furthest away from the attached dwelling, and does not affect any other property.  I do not, therefore, consider that the proposal would have any detrimental effects on the amenities of any nearby residents.  

With regards to the second issue, the County Surveyor has no observations to make on this application.  The applicants estimate that there will be only two office staff and, given the small size of the accommodation (approximately 21m2) this is considered to be a reasonable estimate.  This will therefore not generate a demand for parking which is significantly different from that which results from the existing flat, and the site is within the town centre and is particularly close to the public car park at North Street.  In a letter submitted with the application, the applicants state that it will be stipulated on the tenancy agreement that parking will only be allowed on the North Street car park and the annual payment must be paid by the tenant.  The applicant says that this will therefore not take up valuable parking spaces on Chatburn Road and would be of benefit to both his own shop and his neighbours.  Whilst such a clause in the tenancy agreement is to be welcomed, this is not a matter which could legitimately be ensured by a planning condition.  In a later letter, received as this report was being prepared, the applicant says that he may even use the office in association with his own businesses.  Overall, I do not consider that the proposal would have any seriously detrimental effects on highway safety.  

The third issue relates to the observations of the Town Council.  Whilst those observations are appreciated, there is no Policy in the Local Plan which could be used to ensure the retention of the residential unit.  Furthermore, in the present situation of an over provision of residential properties, any refusal of this application for such a reason would be inconsistent with numerous recent decisions where applications for flats on the upper floors of town centre buildings have been refused.  In his later letter, the applicant also says that, due to problems he has had in the past in renting this flat out, he has no intentions of offering it on the market again.

Overall, therefore, I can see no sustainable objections to this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon either the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED.


APPLICATION NO: 3/2006/0924/P
                                        (GRID REF: SD 369124  434010)

PROPOSED EXTENSION above garage to create second storey and extension to rear of property at 5 The Dales, Langho
	PARISH COUNCIL:
	No objections. 

	
	
	

	NEARBY RESIDENTS:
	3 letters of objection received from neighbouring properties. Objections are on the basis of overbearing impact, loss of light and loss of privacy. 


Proposal

The proposal is for a first floor extension over the existing garage, with a single storey extension to the rear.
Site Location

The site is within the residential estate off Longsight Road, close to Langho. 

Relevant History

2006/0804 – Extending above garage to create second storey and extension to rear of property – 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

This application follows an application earlier this year for an extension above garage to create second storey and an extension to rear of property. The application was withdrawn on the basis that it was likely to be refused due to the overbearing impact on the neighbouring properties.

This amended application has greatly decreased the size of the extension, extending only over the existing garage with a single storey extension to the rear of the garage. 

The first floor extension will be set back slightly from the forward most front elevation of the house, and will follow the existing roofline until the apex, with a slight hip on the gable end. The materials will be matching and the design is acceptable.   The height of the first floor extension is 1m lower than the existing height of the house.

In comparison to the previous application, the size of the proposal is much less dominant and overbearing. The size would not form a significantly overbearing impact on the neighbouring properties and loss of light would be minimal due to the orientation of the existing house.

As there is a flat roofed extension proposed to the rear and fully glazed glass doors proposed to the rear of the bedroom, a condition restricting any forms of enclosure being erected on the roof or the use of the roof as a balcony will be imposed, as this would cause a severe overlooking issues.  The window proposed in the side elevation will be conditioned to be obscurely glazed and non-opening to restrict any overlooking impact.

Taking into account the objections, the size of the extension is smaller than previously and in my opinion, the overbearing impact is not significant enough to warrant a refusal.
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 single storey rear extension shall have no means of enclosure erected on the roof to create a balcony from the first floor bedrooms. There shall be no use of the roof as a balcony or means of extra accommodation.

REASON: To control any overlooking or loss of privacy if the roof was used as a balcony, in accordance with policy G1, H10 and SPG “Extensions and Alterations to Dwellings”.

2. 
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 1 December 2006.


REASON:  in accordance with Policies H10, G1 and Supplementary Planning Guidance ‘Extensions and Alterations’.

4.
The windows on the north elevation of the building shall be glazed and non-opening 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”.

APPLICATION NO: 3/2006/0935
                                         (GRID REF: SD 376745 443980)
PROPOSED 6m x 3.6m wooden garden shed at rear of property adjacent, to existing outbuildings at Crow Trees Barn, Crow Trees Brow, Chatburn
	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 site has been already overdeveloped, not in keeping with the site in terms of design or materials.


Proposal

The proposal is for a timber shed being 6m long and 3.6m wide with a pitched roof. It is proposed to be sited to the front of the barn conversion, within the garden. 

Site Location

The site is off the main road through Chatburn. The property is a converted barn. 

Relevant History

3/2004/0027 - Conversion of barn to residential property – Approved

3/2006/0075 - Convert stables to one bedroom Granny Annex – Approved

3/2006/0749 - Replace sloped roof with pitched roof on the single storey extension to front elevation and widen extension by removing existing unsafe and unused stairs – Approved.

Relevant Policies

Policy G1 – Development Control

Policy ENV16 - Development Within Conservation Areas

Environmental, AONB, Human Rights and Other Issues

The main issues to consider is the impact on the existing barn and the size and design of the proposal.  There would be no significant impact on the barn due to the location of the shed. It is proposed to be located in the garden of the site, over 15m away from the barn.   There would be no neighbouring impacts. 

The size and design is acceptable for the proposed use as a shed.  There would be no detrimental impact caused to the existing site or the conservation area in allowing this application.
SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.

APPLICATION NO:
3/2006/0937/P
(GRID REF: SD375223 442290) 

PROPOSED Extensions to existing workshop and extended office facilities (Re-submitted revised scheme) at James Alpe Ltd, Lincoln Way, Salthill Industrial Estate, Clitheroe
	PARISH COUNCIL:
	Clitheroe Town Council – No comments or observations received at time of report submission.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments or observations received at time of report submission.


	
	
	

	NEARBY RESIDENTS:
	No letters have been received from the occupiers of the nearby buildings at the time of report submission.




Proposal

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

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

Relevant History

3/2006/0538/P - Extensions to existing workshop and extended office facilities – Granted Conditionally.
Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP5 - Office Uses.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

This application is a resubmission of a previously approved application for an extension to the existing workshop area and extended office facilities. The increase in floor area proposed within the application is the same as previously approved, as the new car park area, however the main difference is the design of the new extended office facilities.

The site in question is located within the Salthill Industrial Estate, Clitheroe, and is one of the larger sites within the predominantly industrial area. A mixture of buildings of various shapes and size surrounds it. The existing office is located within the centre of the application site, and has thought to be inappropriately positioned for some time in that customers must gain access by foot through the midst of a car park area where vehicles are in various stages of repair.

The proposed plans seek to adapt and extend the small industrial unit at the head of the site to form the new reception and office areas, which will not only improve access to the offices, but also to improve the companies image and customer service. The main change in design for this new office area shows a large, glass panelled building with an internal atrium area, which in the Design and Access Statement seeks ‘a strong contrast to the prevalent building materials in the vicinity’, and as such it is considered that the proposed extensions and alterations to an already large industrial unit are acceptable both in terms of their compliance with the relevant Policies, and in terms of the visual improvement they will have on such a bland building.

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

With regards to the Planning Policies relevant to the application, Policies EMP5 and EMP7 of the District Wide Local Plan are the most relevant when determining this application, which state that “Within the settlement boundary of Clitheroe, office developments will be considered appropriate subject to the provisions of G1” and that “The expansion of existing firms within the main settlement will be allowed on land within or adjacent to their existing sites, provided no significant environmental problems are caused and the extension conforms to the other policies of this plan”.
Therefore, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the amenity of the area, on the amenity of the occupiers of nearby buildings or on highway safety, and as such it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

3.
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”.

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


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

APPLICATION NO:  3/2006/0951/P

(GRID REF: SD 374975 442045)

PROPOSED Extension and refurbishment of workshop (Revised Scheme) at former MAFF Building, Taylor Street, Clitheroe, Lancashire 

	PARISH COUNCIL:
	Clitheroe Town Council – No objections to this proposal.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The revised access, parking and servicing areas indicated on the submitted plan ALP/06/03B have been the subject of pre-application discussions and I am pleased to say are acceptable from the highway aspect. Therefore please re-impose conditions 2, 3, 4, 5, 12 & 14 from D3/06/0160 on any consent

granted.

	
	
	

	ENVIRONMENT AGENCY:
	No objections to the proposed development providing the relevant conditions are imposed.

	
	
	

	NEARBY RESIDENTS:
	No letters of objection have been received at the report submission however there was an objection to the previously approved application which had concerns that “due to the proximity of the extension at the side of the building, there should be some restriction as to the type of business that can be conducted in that part of the building. The side extension directly faces our offices, in particularly our deign office, and any noise from machinery would be extremely disruptive. If, however, this area is designated for offices or storage, then we have no objection.”


Proposal

This proposal is a resubmission of a previously approved extension to extend and refurbish the existing workshop/industrial building on Taylor Street, Clitheroe. However, this application seeks to separate the building into three units, internal office areas, improved toilet facilities and provide off-street car parking within the site.
Site Location

The site in question is located on Taylor Street, within a predominantly industrial/commercial area, surrounded by buildings of a similar style and size.

Relevant History

3/2006/0160 – Extension and refurbishment of workshop – Granted Conditionally.

3/1998/0389 – New canopy to existing warehouse building – Granted Conditionally.

3/1997/0144 – Proposed workshop and offices - Granted Conditionally.

3/1994/0824 – Provision of new vehicular access to the site – Granted Conditionally.

3/1991/0354 – Proposed factory unit – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP5 - Office Uses.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy S2 - Shopping Policies - Outside Clitheroe Centre.

Policy T7 - Parking Provision.

Environmental, AONB, Human Rights and Other Issues

This re-submitted application seeks approval for the alterations and extensions to the former MAFF Building in Taylor Street, including its separation into three units, internal office areas, improved toilet facilities and off-street car parking within the site.

The building in question is situated midway on Taylor Street, and is surrounded by many different building types, housing many different industries/businesses.

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

Due to the changes in internal layout, the front elevation will no longer have large portions of glazing in the front elevation, however bearing in mind the following;

· the sites location within a predominantly industrial area,

· conditions regarding noise attenuation, and

· that the unit was already has the benefit of a B1, B2 or B8 use

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

The County Surveyor notes the revised access, parking and servicing areas indicated on the submitted plan ALP/06/03B have been the subject of pre-application discussions and are considered to be acceptable from the highway aspect. However, he recommends the re-imposing of conditions 2, 3, 4, 5, 12 & 14 from D3/06/0160 on any consent granted.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to use of the enlarged building commencing the accesses, parking and servicing shall be provided in accordance with the submitted details and thereafter shall operate in accordance with the one-way system indicated on the submitted plans.

Reason:  In the interests of highway safety.

2.
The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the example indicated on the attached plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Vehicles reversing to and from the highway are a hazard to other road users.

3.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and the off-site works of highway improvements has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


REASON:  To comply with Policies G1, T1, T2 and T3 of the Ribble Valley Districtwide Local Plan and in order to satisfy the Local Planning Authority and the Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.

4.
No part of the development, hereby approved, shall be occupied or opened for trading until the approved scheme referred to in Conditions 2, 3, 10 & 11 has been constructed and completed in accordance with the scheme details.


REASON:  To comply with Policies G1, T1, T2 and T3 of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.

5.
No raw materials, finished or unfinished products or parts, crates, materials, waste, refuse or any other item shall be stacked or stored outside any building on the site without the prior approval in writing of the Local Planning Authority.


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

6.
No materials or equipment shall be stored on the site outside the building except for waste materials contained within bins for periodic removal unless otherwise agreed in writing.


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

7.
No work, display or storage activities shall take place outside the buildings on the site.


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

8.
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.

9.
Before the use commences or the premises are occupied, the building shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

10.
Prior to operation, all fixed plant and equipment shall be installed, mounted, acoustically screened or insulated and maintained, in accordance with schemes to be submitted and approved by the Local Planning Authority.

Reason:  To minimise the occurrence of noise nuisance.

11.
Prior to occupation of the building, a staff travel plan, which has measurable objectives, which are capable of being monitored, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

Reason: To reduce the dependence upon the private motor vehicle.

12.
Secure cycle and motorcycle parking shall be provided at a minimum level of 11 spaces of each prior to the use commencing and thereafter be retained.

Reason: To encourage travel by more sustainable means.

13.
Finished floor levels should be set at no lower than those in the existing building.


REASON: In accordance with PPG25 (development and flood risk) bearing in mind the application site lies within flood zone 3 of the flood maps issued in September 2006.

14.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 8 December 2006.


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

D 
APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED:
APPLICATION NO: 3/2006/0903/P
(GRID REF: SD 7071 4095)

PROPOSED TWO STOREY EXTENSION AT 1 WITHGILL COTTAGE, WITHGILL FOLD, CLITHEROE

	PARISH COUNCIL:
	No observations have been received.



	NEARBY RESIDENTS:
	Two letters of objection have been received in which the following issues are raised:



	
	1.
	The applicant has ignored an approval for a two storey extension to the rear of 2 Withgill Cottage.



	
	2.
	Boundary line between 1 and 2 Withgill Cottages not shown correctly.



	
	3.
	The application form states that no trees are affected but this is not the case as a mature hedge forms a visually pleasing boundary and part will need to be removed.



	
	4.
	Loss of privacy to several neighbouring properties and their gardens from a distance of less than 21m, particularly in relation to 1 The Old Granary.



	
	5.
	The proposal fails the BRE 45o methodology and will lead to loss of daylight and sunlight, particularly in relation to 2 Withgill Cottages.



	
	6.
	Creation of unacceptable noise levels with an adverse affect on adjacent properties.



	
	7.
	The garden area at 1 Withgill Cottages is already small and the extension would obtrude into the rear garden, creating a building too large for the size of the plot.



	
	8.
	The application fails to comply with local plan policies and planning guidelines.


Proposal

Planning permission is sought for a two storey extension to the rear elevation of the cottage.  The Plans have been amended, setting the extension further in from the boundary with 2 Withgill Cottages and repositioning the window openings in the extension.  The maximum dimensions of the proposal are approximately 4.5m x 3.8m x 5.7m to eaves and 7.2m to the pitch of the roof.  The first floor element is set further in from the side boundary with 2 Withgill Cottage than the ground floor element below, with a hipped roof/canopy below first floor window cill level.  The amount of glazing to the north side elevation at ground floor level has been reduced and the first floor windows on that side have been removed.

The proposal would be finished in matching render with a slate roof.

Site Location

The cottage is semi-detached and is located in the Withgill Fold development in an area of open countryside.  There are several neighbouring dwellings within close proximity including 2 Withgill Cottage to the south (attached), 1 The Old Granary and the Old Dairy to the north and Withgill Lodge to the east.  The rear elevation of the property is east facing.

Relevant History

3/96/0768/P – Ground floor lean-to extension.  Approved with conditions 3 February 1997.

Relevant Policies

Policy G1 - Development Control.

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

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 determining this planning application are the visual impact of the proposal and any affects on the adjacent neighbours in terms of loss of light and loss of privacy.

In my opinion, the scale and design of the proposal are sympathetic to the property and the area and would be clearly subservient to the existing building.  Matching materials would ensure that the proposal blends in with its surroundings.

The amended plans detail a more satisfactory scheme in regard to the impact on the neighbouring properties.  The two properties most affected are likely to be 2 Withgill Cottage and 1 The Old Granary.

There are no windows proposed in the side elevation facing 2 Withgill Cottage and the windows in the rear elevation would only overlook that neighbours garden at an oblique angle.  The amended scheme has set the proposed extension in from the boundary with 2 Withgill Cottage, with the effect that the proposal complies with BRE 45o methodology (which is used by the Council to assess loss of light).  2 Withgill Cottage is to the south of the proposed extension and for this reason, I consider that loss of light to that neighbour would not be significant and there would be very little affect on sunlight due to the east facing aspect.  It should also be noted that planning permission exists for a two storey extension to the rear of 2 Withgill Cottage of similar proportions to this proposal, although that consent has not been implemented.  In my opinion, the neighbours extension (if built) would result in more loss of light to their own living/dining room and bedroom than the proposal due to the neighbours extension being to the south of the windows in question.

Turning to 1 The Old Granary, the amended plans have seen the deletion of the two first floor windows facing the neighbouring property and existing trees on the boundary will provide some screening between the neighbouring property and the ground floor windows featured in the side elevation.

In summary, it is considered that the impact on visual and residential amenity is acceptable and I therefore recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Development Services for approval, following the expiration of the 21 day statutory consultation period and subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 December 2006.


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

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extension hereby approved shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

APPLICATION NO: 3/2006/0973/P
(GRID REF: SD 7263 4133)

PROPOSED EXTENSION AND ALTERATIONS TO RIVERSIDE CAFÉ, EDISFORD PARK, CLITHEROE

	TOWN COUNCIL:
	Awaiting comments.

	
	
	

	NEARBY RESIDENTS:
	Awaiting any representations.


Proposal

Riverside Café is owned by Ribble Valley Borough Council and leased to the applicant.  The proposed development consists of an extension to the front (north west) facing elevation of maximum dimensions of approximately 2.4m x 13m and the creation of a mono-pitched roof (new pitch height of approximately 4.2m).  In addition, three 5m2 canopies would be erected to the front of the building to create an external seating area.  Materials used would consist of coarsed stone to match the existing building, metal shuttering partly to the side and rear elevations, a metal standing seam roof and window and door surrounds in timber, with metal security shutters.

An additional member of staff would be employed.

The design and access statement submitted with the application states that “the Edisford Bridge and Riverside are a major tourist attraction and numbers of visitors are high in good weather.  The café needs to be upgraded to cope with demand in peak season.  The building is also in an isolated location and there is a need to make it very robust with anti-vandal measures.

Site Location

The café is situated close to the eastern bank of the River Ribble, south of Edisford Bridge.  The site is outside of the settlement boundary within an area of open countryside.  There is a disabled car parking area to the front of the building, a miniature golf course to the rear and public conveniences to the south.  There are no neighbouring residential properties within close proximity.

Relevant History
3/2006/0274/P – Refurbishment of existing café.  Approved with conditions 22 May 2006.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

This planning application is a resubmission of an application submitted earlier this year for the refurbishment of the café.  Since the previous planning approval, the needs of the café have developed and this application is a response to this requirement to provide extra facilities, Disability Discrimination Act requirements and improved design.  The café provides a useful facility but is now in a poor state of repair.  The small extension to the front of the building would have little visual impact and the alterations to the roof would remove the “box” appearance of the existing building.  External materials chosen are considered appropriate, the metal shuttering will break up the expanse of stone walling to the side and rear and these robust materials have also been chosen as an anti-vandal measure.

There are no neighbouring properties to be affected by the proposal.

Overall it is considered that the proposals would improve the appearance of the existing building and the surrounding area and, as such, there are no objections.

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 the application be DEFERRED AND DELEGATED to the Director of Development Services for approval, following the expiration of the 21 day statutory consultation period and 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.

INFORMATION / DECISION
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