RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 18 JANUARY 2007
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:

	3/2006/0734/P
	Proposed increase in ridge height to roof of previously approved garage (application no. 3/2005/0461/P)
	Lyndale, Loudbridge

Chipping

	3/2006/0846/P
	Extension to existing dwellinghouse consisting of utility room with kitchen/dining room and bathroom over
	3 Hartley Fold

Grindleton

	3/2006/0863/P
	Demolition for car access of garden wall and fence.  Rebuild of pedestrian access with similar stone garden wall and fence
	27 Church Street

Ribchester

	3/2006/0869/P
	Retrospective application for a projecting advert with external static illumination 
	William Houghton Funeral Directors, Chapel Hill

Longridge

	3/2006/0877/P
	Proposed Two Storey Extension to Rear of a domestic property and single storey porch to the front
	13 Preston Road

 Ribchester

	3/2006/0893/P
	Extension to and conversion of adjacent store to form study
	Sandyford Farm

Cross Lane, Bashall Eaves

	3/2006/0897/P
	Erection of a detached single garage
	1 Whalley Road

Hurst Green

	3/2006/0899/P
	Erection of stables, tack room, foaling box and feed store
	Hollins Farm Barn

Clerk Hill Road, Sabden

	3/2006/0900/P
	Proposed alterations to existing attic conversion to improve bedroom accommodation, including formation of gable dormer windows and fire escape roof light to rear and new rooflights to front elevation. Construction of single storey conservatory extension to rear 
	26 Nickey Lane

Mellor

	3/2006/0902/P
	Erection of stand alone timber bird hide adjacent 
	Stocks Reservoir

Slaidburn

	3/2006/0906/P
	Two storey side extension, providing garage, office and bedroom with en-suite 
	4 The Crescent

Dunsop Bridge

	3/2006/0914/P
	Single storey extension and erection of detached garage block incorporating a stable, shower room and store over 
	Shireburn House Barn

Longridge Road

Hurst Green

	3/2006/0918/P
	Proposed side extension, single storey garage extension and loft conversion incorporating dormer windows to front and rear elevations
	Pendle View Bungalow

off Watt Street

Sabden

	3/2006/0923/P
	Construction of first floor and ground floor rear extension to bedroom and kitchen, construction of two storey front extension to living room and bedroom
	8 Lancaster Gardens

Brockhall

Old Langho

	3/2006/0928/P
	Internally illuminated lightbox associated with atm 
	Barclays, 65-67 King Street Whalley, Lancashire for Barclays Bank Plc

	3/2006/0930/P
	Installation of new Barclays ATM
	65-67 King Street

Whalley

	3/2006/0934/P
	Single storey side extension, extension to front porch, loft conversion providing 4 bedrooms and 2 bathrooms, with two further dormer windows on rear elevation
	The Glen

Vicarage Lane

Wilpshire

	3/2006/0938/P
	Erection of steel portal frame agricultural building to be used for calf housing
	Sunderland Hall Farm

Nightfield Lane

Balderstone

	3/2006/0943/P
	Demolition of present brick structure and rebuilding new double garage
	Chew Mill Farm, Elker Lane

Billington

	3/2006/0945/P
	Repair and alterations to existing garage/workshop and store to provide improved garage/workshop and living accommodation ancillary to the adjoining dwelling house
	Newfield Edge Farm

Burnley Road

Middop

Gisburn

	3/2006/0959/P
	Two storey extension to existing dwelling, new second storey dormer window to north side of roof, new roof lights to south side of roof, replacement of existing windows 
	28 Kestor Lane

Longridge

	3/2006/0971/P
	Single storey side extension
	5 Waters Edge

Whalley

	3/2006/0976/P
	The siting of a Portakabin to be used as temporary office accommodation, renewal of planning consent 3/2004/0972/P
	Jigsaw Environmental, Main Street, Gisburn,

	3/2006/0989/P
	Replace existing garage/carport with new double garage and store (resubmission)
	Audley House

Whalley Road, Barrow


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0813/P

Continued…..

Continuation/
	Extension to rear to form new sitting room with bedroom above principally to connect the dwelling to the garden and to create additional space 
	Crammond Coach House

York Street

Clitheroe
	The proposal would be harmful to the character and setting of the listed building, the setting of nearby listed buildings, and the character and appearance of Clitheroe Conservation Area 

because of the loss of and alteration of important historic fabric, the extension’s dominance of the historic building, and the extension’s design, and the proposal would be significantly detrimental to the amenities of adjoining and nearby residents because of overlooking from the extension’s top floor.  This would be contrary to Policy G1 of the Districtwide Local Plan.



	3/2006/0814/P
	Extension to rear to form new sitting room with bedroom above principally to connect the dwelling to the garden and to create additional space
	Crammond Coach House

York Street

Clitheroe
	The proposal would be harmful to the character and setting of the listed building, the setting of nearby listed buildings, and the character and appearance of Clitheroe Conservation Area because of the loss of and alteration of important historic fabric, the extension’s dominance of the historic building, and the extension’s design.



	3/2006/0881/P
	Outline application for agricultural worker’s dwelling 
	Brookside, Moss Side Lane, Thornley
	Policies G1, G5, H2, ENV1, SPG Housing and Structure Plan Policies 5 and 12 – no agricultural justification for a permanent dwelling, therefore the proposal would add to the over provision of residential development in the Borough, causing harm to the Urban Concentration Strategy, and would be detrimental to visual amenity. 



	3/2006/0888/P
	Construction of additional bedrooms in roof space and alteration of garage site  
	16 Beaver Close, Wilpshire
	Policies G1, H10, SPG “Extensions and Alterations to Dwellings” – detrimental effects on the street scene and upon the amenities of nearby residents.



	3/2006/0895/P
	Store room over existing garage 


	50 Knowsley Road

West, Wilpshire
	The proposal has significant detrimental visual impact on the oak tree to the rear and there would be a significant overbearing impact on nearby residential properties. As such the proposal is contrary to Policies G1, H10 and SPG “Extensions and Alterations to Dwellings”.



	3/2006/0907/P
	Removal of electric pole and stay, erection of garden room with glazed link to dwelling
	Great Mitton Hall

Great Mitton 

Whalley
	The proposal would be harmful to the character and setting of the listed building and the setting of the grade I listed building because of its imposing size and incongruity with Hall north west and north east elevations, its disruption to building planform, and its contribution to the visual clutter of the setting of the listed buildings.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001-2016.



	3/2006/0908/P
	Removal of electric pole and stay, erection of garden room with glazed link to dwelling
	Great Mitton Hall

Great Mitton 

Whalley
	The proposal would be harmful to the character and setting of the listed building and the setting of the grade I listed building because of its imposing size and incongruity with Hall north west and north east elevations, its disruption to building planform, and its contribution to the visual clutter of the setting of the listed buildings.  


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2006/0942/P
	Timber framed agricultural storage building
	Ashleigh, Clitheroe Road

Barrow


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

	Plan No:
	Proposal:
	Location:

	3/2006/0944/P
	Certificate of Lawfulness for existing use of barn adjoining the dwellinghouse as a garage/workshop and store area ancillary to the main dwellinghouse (re-submission)
	Newfield Edge Farm

Burnley Road

Middop

Gisburn


APPEALS UPDATE

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

	3/2005/0985

D
	21.3.06
	Mr & Mrs S Eddleston

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

Land at Park Brook Farm

Copster Green
	Hearing
	21 November 2006
	APPEAL ALLOWED 7.12.06

	3/2005/0857

O
	11.5.06
	Citypark Projects Ltd

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

Site at Queensway

Wilkin Bridge/Highfield Road

Clitheroe
	-
	Inquiry to be held 6.2.07 – scheduled to last for 3 days
	

	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
	_
	APPEAL DISMISSED 21.12.06

	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
	_
	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
	_
	Site visit 15.1.07

Awaiting decision

	3/2006/0244

O
	6.11.06
	Reedley Leisure Ltd

Erection of office block

Land at

The Spinney

Grindleton
	WR
	_
	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
	_
	Awaiting site visit

	3/2006/0629

D
	8.11.06
	Mr & Mrs T Knowles

Porch extension

Green House Barn

Commons Lane

Balderstone
	WR
	_
	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
	_
	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 sent 15.12.06

Awaiting site visit

	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
	_
	Statement to be sent by 11.1.07

Awaiting site visit

	3/2006/0731

D
	4.12.06
	Mr & Mrs V Mulhearn

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

1 King Street

Clitheroe
	WR
	_
	Statement to be sent by 12.1.07

Awaiting site visit

	3/2006/0708

D
	21.12.06
	Mr M Kendray

Proposed lean-to garden room to be built to north-east elevation

Moorstones Barn

Knotts Lane

Tosside
	WR
	_
	Statement to be sent by 22.1.07


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO: 3/2006/0968/P
(GRID REF: SD 6179 3420)

PROPOSED CHANGE OF USE OF BARN TO TWO HOLIDAY COTTAGES AND ASSOCIATED ENGINEERING WORKS AT RIBBLE VIEW FARM, ALSTON LANE, LONGRIDGE

	PARISH COUNCIL:
	Providing restrictions are imposed limiting these properties to holiday let only, no objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections providing it complies with your barn conversions on farm diversification.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received expressing concerns over the single width nature of the track leading to the building and its capability to deal with any large delivery vehicles.


Proposal

Consent is sought to convert a stone barn into two holiday cottages.  The building already has a considerable amount of window and door openings – all of which will be utilized in the conversion works.  The existing yard area to the east of the barn will provide a small amount of external private amenity space for both units including parking provision.

Site Location

The property is set outside of any defined settlement limit within land designated Open Countryside.  There is residential accommodation set approximately 25m to the west of the barn with an agricultural building to its rear and east.

Relevant History

3/2006/0299/P – Use of barn for workshop and ancillary dwelling and associated engineering work.  Resubmission – refused 31 May 2005.

3/05/0971/P – Use of barn for workshop and ancillary dwelling and associated engineering work.  Refused 23 September 2005.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development and its potential impact on highway safety, visual and residential amenity.

Policy RT3 of the Districtwide Local Plan does allow for conversion of rural buildings to tourism uses and thus in principle I do not have an objection to the re-use of this building.  Whilst noting the concerns of a nearby resident over the adequacy of the lane to cope with traffic, the County Surveyor has not raised an objection to the development and Committee should be guided by that view.  As stated previously there are already a significant amount of openings within the building which mean that the works to convert and sub-divide the barn should not have a significantly detrimental impact on its character.  The area set aside for parking is set between the barn and more modern agricultural building to its east and would thus not necessitate any encroachment beyond existing built form.  For these reasons I do not consider that the proposal would have an adverse visual impact.

In terms of potential impact on neighbouring amenity, the dwelling set to the west of the barn is, I consider, set sufficient distance away so as not to experience any significant loss of amenity, either through overlooking or effects of comings and goings to the holiday lets and on these grounds, I therefore recommend favourably.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.

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

REASON: In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.

3.
All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.

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

4.
This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 20 October 2005.  Any deviation from the survey may need to be the subject of a further planning application.

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

5.
The development must be begun not later than the expiration of two years beginning with the date of this permission.

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

6.
All doors and windows shall be in timber and retained as such in perpetuity.

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

7.
All new and replacement door and window head and sills shall be natural stone to match existing.

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

8.
All new and replacement gutters shall be cast iron or aluminium supported on ‘drive in’ galvanised gutter brackets.

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

9.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan.

10.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

REASON:  In order to comply with Policies G1, G5, ENV3, RT1 and RT3 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

11.
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.

12.
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 March 2006.

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

13.
Prior to commencing development of the site, the developer shall submit the following written information to the Local Planning Authority (LPA)

(a)
A desk study report which assesses the risk of the potential for on site contamination and ground gasses.  If the desk study identifies potential contamination and ground gasses, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gasses and shall include an identification and assessment of risk to receptors as defined under the Environmental Protection Act 1990, Part 2a, focusing primarily on risks to human health and controlled waters.  The investigation shall also address implications of the health and safety of site workers on nearby occupied buildings and structures, on services and landscaping schemes and the wider environmental receptors including ecological systems and property.

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

(b)
A remediation statement, detailing the recommendations in remedial measures to be implemented within the site.  Such remedial works shall be implemented by the developer prior to the occupation of the site.

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

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

NOTE(S):

1.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

APPLICATION NO: 3/2006/0975/P
(GRID REF: SD 

PROPOSED CHANGE OF USE FROM A1 TO A5 USE (HOT FOOD TAKEAWAY) AND NEW EXTRACTION SYSTEM TO BE FITTED TO REAR OF BUILDING AT 26 WHALLEY ROAD, CLITHEROE

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highways observations to make.

	
	
	

	NEARBY RESIDENTS & BUSINESSES:
	Two letters have been received from nearby businesses in which the following objections are made to the proposal:



	
	1.
	There are already enough takeaways on Whalley Road including three in this terrace of properties.  An additional one will adversely affect the business of the existing nearby takeaways.



	
	2.
	Additional parking in front of this terrace as a result of the proposed change of use would exacerbate existing problems for a nearby business which needs available parking spaces in front of their shop for loading/unloading of heavy stock.



	
	3.
	Anti-social behaviour and vandalism by persons using takeaway premises.


Proposal

Permission is sought for the change of use of this property from a Class A1 retail shop to a Class A5 hot food takeaway, and for an external flue to be fitted to the rear elevation of the building.  Although the external flue is shown on the submitted plans, details of its external finish are not included.  It is also shown to extend to approximately 0.7m above eaves height, and it has a cowl at the top.  These details do not comply with the requirements of the Environmental Health Officer.  All of these issues relating to the external flue can be covered by an appropriate condition in the event of planning permission being granted.

Site Location

The application relates to the second to end property at the southern end of the three storey terrace of business properties on the west side of Whalley Road, close to the mini roundabout at the junction with Queensway, and to the north of the Greenacre Honda Garage.  The property is currently vacant, having most recently been used as a bathroom fittings shop.  It is situated between a dog grooming salon and the Chinese takeaway, and there are two other existing hot food takeaway establishments within this terrace of properties.

Relevant History

3/2005/0938/P – New front shop window and single storey rear extension.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy S10 - Hot Food Take-aways.

Policy SPG – “Hot Food Takeaway Shops”

Environmental, AONB, Human Rights and Other Issues

The application relates to one unit within a three storey terrace of ten properties.  It is a vacant A1 retail unit and three of the other properties within the terrace (including one of its immediate neighbours) are class A5 hot food takeaways.

The number of hot food takeaway shops which can be sustained in the locality is a matter for the market to determine, and is not generally a legitimate consideration in the determination of a planning application, except that the number present in a single block, or street, could be a planning consideration if the overall character of the street were to be changed, and deserved protection.  Policy S3 of the Local Plan defines a Principal Shopping Frontage within the main retail area of Clitheroe town centre within which A1 uses are protected and hot food takeaways are considered to be inappropriate.  The application site is on the edge of the town centre and is not within the area covered by Policy S3.  I can see no other reason why, in principle, this particular terrace warrants protection from Class A5 uses.

In this case, the main issues therefore relate to highway safety and the amenities of nearby residents.  With regards to highway safety, the County Surveyor has no comments to make on the application.  Unlike many properties in the locality, this property does have the benefit of on‑street parking bays outside the premises which can accommodate some short stay parking.

With regards to residential amenity, there is no longer any residential use of the ground floor of any units within this terrace, although there appears to be residential use of the upper floors within some of the units.  The Environmental Health Officer has expressed no objections to the application subject to a condition concerning an appropriate odour filtration system, and a number of notes concerning compliance with health and safety legislation and licensing requirements (as comprised in the recommendation below).  The submission of precise details for approval and the subsequent fitting and use of an appropriate filtration system would prevent any odour nuisance to nearby residents.  Although any intention to serve food after 11pm would require a licence, I consider it appropriate to impose a planning condition which restricts the opening hours to between 8am and midnight on any day.  This would be consistent with a condition imposed in 2002 on one of the other takeaways in this terrace, and is considered to be appropriate for this edge of town centre location.  

Overall, subject to appropriate conditions, I consider the proposed change of use to be acceptable, particularly in view of the fact that there are three existing similar establishments in this terrace.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2400 on any day.  

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

2.
Precise details of the type and method of air filtration and extraction systems shall be submitted to and approved in writing by the Local Planning Authority, and this shall be installed and be operative prior to the first use of the premises for the use hereby permitted and, thereafter, shall be in operation at all times when the business is open to customers.  These details shall include details of the external colour finish of the external flue which, notwithstanding the details shown on the submitted drawings, shall terminate 1m above eaves height and shall not have any form of cover or other restriction at its outlet.

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

NOTE(S):


1.
The applicant is advised of the necessity to comply with all food safety and health and safety legislation, as a result of which you must register with the Council’s Environmental Health Section.  The Council’s Senior Environmental Health Officer, Eamonn Roberts, can offer further advice on this issue.

2.
The applicant is advised to install a grease trap to the drainage system to avoid blockages.

3.
The applicant is advised that waste and refuse must be disposed of in an appropriate manner and on a regular basis.  Storage of waste must be within the boundary of the property and on hard standing, and in suitable pest proof containers.

4.
The applicant is advised that, if it is intended to serve food after 11pm, then a licence needs to be obtained from the Council’s Licensing Officer.
APPLICATION NO:
3/2006/1002/P                                        (GRID REF: SD 6200 3829)


PROPOSED FIVE ADDITIONAL STONE CHALETS ON THE SOUTH WEST SIDE OF THE SITE, AND AMENDMENTS TO SITING OF CAR PARK TO AVOID PUBLIC FOOTPATH AT GREENBANK QUARRY, OLD CLITHEROE ROAD, LONGRIDGE

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations to make.

	
	
	

	NEARBY RESIDENTS:
	No representations received.


Proposal

The main part of this proposal comprises the erection of five additional chalets on the lower, south western part of the site.  The proposed chalets will be laid out in a short row overlooking the south western side of the lake.  

All the chalets will be constructed to the same specifications.  They will each have a footprint of 9m x 11m, extended across part of the front elevation by 1.6m in order to provide a first floor balcony.  They will have pitched roofs with an overall height to the ridge of 6.9m.  The steeply sloping roofs will have an eaves at ground floor level, and all of the first floor accommodation will therefore be provided within the roof space.  Each unit will include a ground floor bedroom and bathroom, with two further bedrooms at first floor level.  They will be constructed of coursed stone with blue slate roofs.  

The second element of the proposal concerns a slight repositioning of the previously approved car park adjoining the reception/amenities building in order to enable the public footpath which crosses the site to be used without interference caused by parked vehicles.  

Site Location

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

Relevant History

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

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

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

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

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

3/05/0503/P – 3 chalets.  Approved.

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

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

3/06/0673/P – Alterations to approved site layout and four additional chalets.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT19 - Development Which Prejudices Footpaths.

Policy RT20 - Countryside Recreation - Facilities.

Environmental, AONB, Human Rights and Other Issues

Permission for the use of the former quarry as a site for holiday accommodation was originally granted in 2001 (3/2001/0485/P).  Thirty chalets were approved in the centre and around a north western side of the side, although the red edge in the original application included the whole of the quarry site in order that visitors could enjoy the amenity benefits provided by the lake.  Planning permission for subsequent development within the original red edge has been granted on several occasions and includes the provision of a building housing the reception area and a restaurant, additional chalets, and amendments to both the chalet type and layout.  The result of the various permissions is that there is currently planning permission for a total of 38 chalets of which 27 are of stone construction, and 11, in the centre of the site and adjacent to the lake, are log cabins.  Having established the principle of a holiday park within the quarry, the applications for subsequent development have been determined on their merits and with reference to the relevant Local Plan Policies.  This current application falls to be considered in the same way.  

The main issue relates to the visual impact of the proposed five additional chalets.  They are to be sited on level ground close to the south western edge of the lake.  The land immediately to the south west of the site of the chalets rises steeply and will screen the chalets in views from that direction.  This, already very effective, screening could be improved/enhanced by a requirement for a landscaping scheme.  More immediate views of the chalets from within the site, for example from the public footpath, will be within the context of the existing development and to which they are visually well related.  For these reasons, I do not consider that the proposed five additional chalets would have any detrimental effects upon the appearance of the AONB and, as such, would comply with Policy ENV1 of the Local Plan.   

The proposed relatively minor amendment to the position of the car park enables the public footpath which crosses the site to be used without interference caused by parked cars.  As the car park would remain in an appropriate position adjoining the reception/amenities building, this element of this current application would also have no significant effects upon the appearance of the AONB.   The County Surveyor has stated that he has no observations to make in relation to either the proposed alterations to the car park or to the traffic implications of the proposed additional five chalets.  

I am aware that the original permission for this leisure development related to 30 units and that a permission in this case would take the total authorised units up to 43.  However, within the context of the development, and given the total area of land within the site, I do not consider that this would result in a density which is inappropriate, nor would it cause any significant harm to the visual amenities of the area.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on residential amenity nor visual impact or highway safety.

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

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

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

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

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

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

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

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

APPLICATION NO:
3/2006/1041/P
(GRID REF: SD 7494 4230)

MODIFICATION TO ROOF LINE ON APPROVED APPLICATION 3/2006/0019/P BY STEPPING UP THE RIDGE HEIGHT OF THE EXTENSION BY 400MM TO MAINTAIN A GROUND TO RIDGE HEIGHT OF 5.5M WITH A SINGLE SLOPE ROOF AT THE REAR (WALL PLATE HEIGHT REMAINS UNCHANGED) AT THE BUNGALOW, SALTHILL ROAD, CLITHEROE 

	PARISH COUNCIL:
	No observations or representations received. 

	
	
	

	NEARBY RESIDENTS:
	No representations had been received at the time of preparation of this report.  In relation to the original application 3/2006/0019/P an immediately adjoining neighbour objected to the application on the following grounds:



	
	1.
	The extension would be only 1.5m away from their 6ft high boundary wall, and they would not wish to see its foundations disturbed.  



	
	2.
	Loss of light to the living room and bathroom windows in their side elevation which faces the site.  



	
	3.
	The extension is more like another house attached to the existing building as it includes a separate kitchen and bathroom.  It would ‘cramp up’ the aspect and view to the west of their property.  



	
	4.
	They understand that the extension is to house the father of the disabled adult male who presently lives in the bungalow, and that there are medical and other reasons which have prompted this application.  Whilst sympathising, they have concerns about the possible future use of the extended property such as its possible conversion into single persons accommodation.  

 

	
	5.
	This area is quite unlike the modern housing areas in that there is good, comfortable space, privacy and relative seclusion and differentiation between properties.  This proposed extension would violate this arrangement adversely.  



	
	6.
	Reduction in property values (this is not a legitimate planning consideration).


Proposal

At its meeting on 2 March 2006, the Committee granted permission subject to conditions for a pitched roof extension on to the northern side elevation (following the demolition of an existing detached garage), and for a conservatory at the rear of this detached bungalow (3/2006/0019/P).  

The approved extension is 6.4m wide, which takes it to within 1.5m of the northern side boundary of the site.  The extension comprises a lounge, kitchen and bathroom with en-suite on the ground floor with a second bedroom within the roof space. Light to the first floor bedroom would be provided by roof lights in the front and rear roof slopes with no window to this room in the side elevation of the extension.  At ground floor level there would be a door and window to the kitchen in the side elevation.  

The approved conservatory, which measures 4.6m x 5m, has a dwarf wall with glazing above and a  glazed roof, and is to be situated in the centre of the rear elevation.  

As originally approved, the main extension had a pitched roof which matched the eaves and ridge height of the existing bungalow.  At the rear, the upper part of the approved roof had a steeper angle of pitch than the lower part.   On the approved plans it was stated that the existing ridge height was 5.5m.  

Following further measurements, the applicant says that, due to changes in ground levels, the ridge height of the existing bungalow is only 5.1m at the end where the extension is to be erected.  The current application seeks permission for the ridge height of the extension to be 5.5m,meaning that it will be 0.4m higher than the existing ridge.  It is now also proposed that the rear roof slope will have a uniform angle of pitch from ridge to eaves.

Other than this change to the roof of the main extension, there are no other alterations to the approved development.  

Site Location

The application relates to a detached bungalow on the eastern side of Salthill Road, Clitheroe.  It is adjoined on both sides by two storey houses, with the dwelling to the north being on considerably higher ground.  There are semi-detached houses on the opposite side of Salthill Road and open land to the rear of the site.  

Relevant History

3/2006/0019/P – Extension and conservatory.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.


Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The intention of this extension is to provide self contained accommodation for a carer for the disabled person who presently lived in this bungalow prior to the commencement of works on the extension and who will return when the works are completed.  The internal layout, however, is such that the accommodation could readily revert to part of the existing bungalow when no longer required for this particular purpose.  As with the original approved application, I do not consider the accommodation to be excessive for this purpose and, as such, I consider that the proposal satisfies the requirements of Policy H9 of the Local Plan.  

Even with the now proposed ridge height which is slightly higher than the existing ridge, I consider the proposed extension to be appropriately designed in relation to the existing building.  For this reason, and as Salthill Road comprises a variety of house types and designs, I do not consider that this amended proposal would have any detrimental effects on the visual amenities of the locality.  

The effects of the proposed conservatory on the privacy and amenities of neighbours were fully considered in relation to the original application and found to be acceptable.   The conservatory is unaffected by this amended application.  

In the report for the original application, it was stated that the main consideration with regards to neighbours’ amenity relates to the effects of the side extension on the adjoining property to the north.  This neighbour is a two storey house which stands on approximately 1.2m higher ground than the application bungalow, and it also has a two storey rear extension.  As the proposed extension was single storey and on lower ground, it was previously reported and accepted by the Committee that it would not have any detrimental effects on the amenities of the adjoining residents to the north, subject to appropriate conditions.  

The amended roof design now proposed would, in my opinion, have only minimal, if any, effects on the amenities of the occupiers of the adjoining property.  

Overall, I can see no sustainable objections to this amended proposal subject to the same conditions as those imposed on the original planning permission.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

2.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.

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

3.
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 shall not be altered by the insertion of any window or doorway in its northern side elevation unless a further planning permission has first been granted in respect thereof.

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”.

APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL:  

APPLICATION NO:
3/2006/0962/P (CONSERVATION AREA CONSENT)

(GRID REF: SD 375857)

REMOVE FRONT GARDEN WALL FRONTING ONTO MAIN STREET TO CREATE CAR PARK FACILITIES.  TO DEMOLISH STONE AND RAILING WALL AND TO REMOVE A SMALL HOLLY TREE AT THE HOLLIES, MAIN STREET, GRINDLETON 

	PARISH COUNCIL:
	Grindleton Parish Council objects to this application.  Appreciates need to secure off-street parking but this proposal will have a detrimental visual impact on front of house.  Councillors feel it is impractical to park two cars due to the steep slope to the road on the south side (which runs between Main Street and Back Lane) and the right of way to other properties on the north side.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Would usually welcome the provision of off-street parking facilities, but in this instance visibility would be grossly substandard due to the adjacent property on the road edge.  Manoeuvring into the proposed parking bays would be extremely hazardous and interfere with the safe operation of the adjacent pedestrian access and side road junction.  It is accepted that vehicles parked at present on the highway also obstruct visibility to some extent, but on balance it is considered that the present situation is preferable to that now proposed.  



	
	I would however point out that Main Street is an unclassified road and therefore access to a hardstanding within a residential curtilage does not usually require planning consent.  It is only because of the Conservation Area status that this development actually requires consent and, therefore, to use only a highway reason for refusing the development might be considered unreasonable.

	
	
	

	RVBC (Countryside):
	The proposed Holly tree removal is acceptable.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from the owner of 1 Harrison Terrace, Grindleton which makes the following points:



	
	1.
	Demolition of the front wall and removal of the iron railings will result in a significant loss to the original historic street frontage along Main Street.  The decorative iron railings and sandstone dressings are typical of the vernacular (other examples given), contribute to the historic character of the village, and should be preserved.  Reference is made to paragraph 4.26 of PPG15 and paragraph 4.7.6 of the Local Plan.  



	
	2.
	PPG15 paragraph 4.27 is an express reference for the retention of this ‘building’.  



	
	3.
	Reference is made to paragraph 4.26 of PPG15.  The proposed parking arrangement could result in a highway safety hazard.  The two car parking bay (9.155m) is significantly less than recognised head-to-head parking standards.  Complex manoeuvres will be necessary for the parked vehicles to turn out onto the highway which has restricted visibility due to the proximity of parked vehicles.  The parking arrangement will encourage parallel parking, thus leading to further congestion.  


Proposal

Conservation Area consent is sought for the demolition of the front boundary wall, railings, gate posts and gates to provide two head-to-head parking spaces in the existing front garden area of The Hollies.  It is proposed to remove a Holly tree to accommodate the development.  

Site Location

The Hollies is a ‘double-fronted’ house of mid to late 19th Century appearance, prominently sited along Main Street within Grindleton Conservation Area.  The façade is set back approximately 3m from Main Street and the intervening garden area is enclosed by a traditional coursed and squared sandstone wall with copings, gate posts, gates and iron railings.  

The Grindleton Conservation Area Appraisal (The Conservation Studio 2005) is the subject of public consultation until 31 January 2007.  It is intended to report any comments received to the March Planning and Development Committee.  This document identifies The Hollies as a Building of Townscape Interest which makes a positive contribution to the character and appearance of Grindleton Conservation Area.   The building is described and reference is made to its original door, railings and gate, and decorative barge and eaves boards.  The Appraisal also notes in general that “The historic buildings of Grindleton are relatively modest and conservative, but are attractive because of the homogeneity of the stone walls built from local grit stone and roofs of sandstone or slate, with boundary walls of stone” (Page 12).   In “Local details” the Appraisal refers to grit stone boundary walls being a distinctive feature of the Conservation Area, lining both sides of Main Street and contributing to the linear character of the street, and to some of the larger properties along Main Street having iron railings and gates – notably Rawsthorne House, Ivy House and The Hollies.  In “Weaknesses” the Appraisal identifies parking along the Main Street as a negative feature of the conservation area.  In “Threats” the Appraisal identifies the continuing loss of original architectural details.  At page 20 of the Appraisal, The Hollies is suggested for inclusion within an Article 4 Direction which might include bringing into planning control the creation of an access onto a road, the building of a hardstanding and the erection or alteration of gates, fences or walls.  

Relevant History

B0239 – 5 March 1953 - planning permission granted for the change of use of offices to dwelling-house.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Joint Lancashire Structure Plan – Policy 21.

Environmental, AONB, Human Rights and Other Issues

The Government’s Planning Policy Guidance Note 15 ‘Planning and the Historic Environment’, paragraphs 4.26 and 4.27 advise that the prime consideration in determining a conservation area consent application is the desirability of preserving or enhancing the character or appearance of a conservation area.  Account should also be taken of the part played in the architectural or historic interest of the area by the building for which demolition is proposed, and in particular of the wider effects of demolition on the building’s surroundings and on the conservation area as a whole.  The general presumption should be in favour of retaining buildings which make a positive contribution to the character or appearance of a conservation area.  It has been held that the decision maker is entitled to consider the merits of any proposed development in determining whether consent should be given for the demolition of an unlisted building in a conservation area.  

I am mindful of the comments of the Parish Council and the local property owner, and of the importance attached to The Hollies and its boundary treatment by The Conservation Studio, and would agree that the demolition of such historic, attractive and prominent boundary treatment would result in harm to the character and appearance of Grindleton Conservation Area.  I also note the highway safety concerns of the County Highways Officer in respect of the proposed development.

RECOMMENDATION: That Conservation Area consent be REFUSED for the following reason(s):

1.
The proposal would be harmful to the character and appearance of Grindleton Conservation Area because of the loss of historic, attractive and prominent boundary treatment.  This would be contrary to Policies ENV16 and ENV18 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.

INFORMATION / DECISION
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