RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY 6 FEBRUARY 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:

	3/2006/0772/P
	Conservatory to west elevation 
	New Hall Cottage

Back Lane, Read

	3/2006/0808/P
	Proposed lounge extension and dormer windows
	1 Bryers Croft

Wilpshire

	3/2006/0842/P
	Detached garage
	Sunnyside, Preston Road Ribchester

	3/2006/0860/P
	Ground floor extension and second storey extension above covered walkway to provide two bathrooms.  Triple garage and courtyard formation at rear of existing house
	Moss Hall Farm

Fiddlers Lane

Chipping

	3/2006/0946/P
	Single storey extensions – garage/conservatory and entrance area
	Bracken Ridge

Snodworth Road, Langho

	3/2006/0950/P
	Replacement dining room and garage extension to private dwelling 
	The Gibbon Bridge Hotel

Chipping

	3/2006/0952/P
	Detached garage
	The Barn at Pale Farm

Moss Lane

Leagram-with-Bowland

	3/2006/0963/P
	Two storey extension plus roof lights to rear elevation
	Brogden Farm

Simonstone Road, Sabden

	3/2006/0955/P

(LBC)
	Four external CCTV cameras for security reasons 
	Whins House

Sabden

	3/2006/0957/P
	Demolition of existing residential garage and workshop and construction of new replacement garages/workshop building with family and guest accommodation within the existing residential curtilage.  Demolition of existing stables and redundant farm buildings, including silage clamps and slurry stores.  Construction of new stable building with an indoor riding ménage, kennels and associated tack room and feed stores.  Construction of a new stone chimney stack and glazed external doors on an approved farmhouse extension.  Associated external works including landscaping and drive alterations 
	Carholme

Settle Lane

Paythorne

	3/2006/0958/P
	Construction of office/guest annex
	New Spring Barn

Walker Fold, Chaigley

	3/2006/0961/P
	Installation of a bottle septic tank
	Huntroyde Home Farm

Whins Lane, Simonstone

	3/2006/0965/P
	Install windsave Ws1000 wind turbine on east end gable
	5 Masterson Avenue

Read

	3/2006/0967/P
	Construction of single storey lean-to garden room extension and associated works
	Edisford House

Edisford Hall, Edisford Road

Clitheroe

	3/2006/0969/P
	Garden room extension 
	Wardfall, Ribchester Road Dinckley

	3/2006/0970/P
	Single storey consulting room and garage extension
	11-13 Berry Lane

Longridge

	3/2006/0972/P
	Replacement of existing white PVCU windows with hardwood windows.  Alterations to existing ground floor windows in rear elevation.  Alterations to window detailing in proposed garden room extension
	Brook House Farm

Clitheroe Road

Waddington

	3/2006/0974/P
	Change of use of first floor to photographic gallery and office
	Spout Farm Nursery

Preston Road, Longridge

	3/2006/0977/P
	10 smoking shelters throughout the Samlesbury British Aerospace site
	British Aerospace

Samlesbury

	3/2006/0983/P
	Improvements and alterations to existing workshop/store to provide storage facilities for adjacent shop (resubmission)
	Warehouse/workshop to rear 41 King Street

Whalley

	3/2006/0984/P
	Erection of wooden shed with veranda (retrospective)
	2 The Barn Owl

New House Farm, Chaigley

	3/2006/0986/P
	Change of house type to include basement
	Lynwood, Stoneygate Lane Ribchester

	3/2006/0988/P
	Form pitched roof over existing flat roof to front and rear dormers 
	1 Grasmere Grove

Longridge

	3/2006/0990/P
	Erection of 8 No garages
	Dickens Court

Brockhall Village 

Old Langho

	4/2006/0996/P
	Construction of single storey extension adjacent to rear elevation of existing dwelling
	7 School House Cottages

Pendle Street East

Sabden

	3/2007/0997/P
	Extend existing garage for use as domestic storage facility
	Elm Dene

Up Brooks, Clitheroe

	3/2006/1000/P
	First floor extension over garage and rear two storey extension
	Hillcrest, Whalley New Road

Billington

	3/2006/1003/P
	Carefully remove cracked cement render from the wall on the A59, to wash and pick out old mortar as necessary, and re-point with traditional lime based mortar
	4 Park Mews

Gisburn

	
	
	

	3/2006/1010/P
	Single storey flat roofed entrance extension to provide secure entrance and staff room and disabled access hygiene room 
	Chatburn C E Primary School, 

Sawley Road, Chatburn

	3/2006/1018/P
	Kitchen Extension
	1 Maple Close, Whalley

	3/2006/1023/P
	Single storey extension linking main house to garage and annex
	3 The Drive

Brockhall Village, Langho 

	3/2006/1024/P
	New dwelling to replace the existing unstable house
	Torver House

Osbaldeston Lane

Osbaldeston

	3/2006/0125/P
	Erection of new two storey extension to rear and single storey extension to side elevation (Resubmission)
	The Laurels, The Drive

Brockhall Village

Old Langho

	3/2006/0126/P
	Loft conversion with dormer windows to rear elevation and rooflights to front elevation. Ground floor rear and side single storey extension (Re-submission) 
	312 Pleckgate Road

Blackburn

	3/2006/1026/P
	Side extension
	7 Chesterbrook

Ribchester

	3/2006/1029/P
	Replace existing wooden garage with concrete block garage
	38 Ramsgreave Road

Blackburn

	3/2006/1052/P
	Kitchen/first floor side extension and dormer extension (Re-submission)
	51 Ramsgreave Road

Ramsgreave, Blackburn


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0904/P
	Untreated oak gate and fencing as a principal entrance approach to Osbaldeston Hall and moat bridge folly at 
	Osbaldeston Hall

Osbaldeston Lane

Osbaldeston
	The proposed fencing, gate and bridge folly would have a detrimental impact upon the setting of the listed building and the landscape character of the open countryside because of their design, scale and extent.  This would be contrary to Policies ENV19 and ENV3 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001-2016.



	3/2006/0939/P
	Erection of replacement dwelling
	Lynwood

York Lane

Langho
	Policies G1, ENV3, ENV4, H14 – Over dominant development to the detriment of visual amenity.

	3/2006/0966/P
	Replacement windows to A59 side of house
	Pimlico Barn

Stable Close

Gisburn
	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Gisburn Conservation Area because of the inappropriate materials, glazing type and design of the proposed replacement windows.  This would be contrary to Policies ENV20, ENV19 and ENV16 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	3/2006/0982/P
	Internally, statically illuminated sign consisting of one x set of 350mm letters and logo, one x projector 740mm x 600mm
	7 Church Street

Clitheroe
	The proposed signage would be harmful to the character and appearance of Clitheroe Conservation Area because of its means of illumination, undue prominence and materials. This would be contrary to Policies ENV16 and S14 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.  



	3/2006/0985/P
	Two storey and single storey extensions to rear of property 
	6 Hawthorn Place

Clitheroe
	G1, H10, SPG – “Extensions and Alterations to Dwellings” – over dominance and oppressive extension leading to loss of light and outlook to neighbouring property.



	3/2006/0987/P
	Conversion and extension of barn to form holiday let accommodation revised scheme and renewal of previous consent (Ref 3/2001/0122/P)
	Laytham’s Farm

Back Lane

Slaidburn
	G1, ENV1, RT3, Policy 20 JLSP- Extension to the detriment of character of building and visual amenities of AONB.


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2006/0931/P
	Certificate of lawfulness regarding area
	Fair Oak House

Chipping


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2005/0306/P
	Proposed reinstatement of the domestic dwelling part of the original structure (this has fallen into a state of dilapidation) and for the surrounding land to be domestic garden as on plans
	Cragg House

Chipping

	3/2005/0962/P
	To removing front garden wall to create car park facilities.  Demolish stone and railing wall and holly tree
	The Hollies

Main Street

Grindleton


APPEALS UPDATE

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

	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
	-
	APPEAL ALLOWED 5.1.07

	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
	_
	APPEAL DISMISSED 16.1.07

	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 – cancelled, awaiting new date



	3/2006/0244

O
	6.11.06
	Reedley Leisure Ltd

Erection of office block

Land at

The Spinney

Grindleton
	WR
	_
	Site visit 23.1.07

Awaiting decision

	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
	_
	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
	_
	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
	_
	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
	_
	Awaiting site visit

	3/2006/0543
	23.1.07
	John Edwards

Construction of double glazed porch over side entrance to house

13 Ribchester Road

Wilpshire
	WR
	_
	Notification letter and questionnaire to be sent by 5.2.07 


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: 3/2006/0868/P
(GRID REF: SD 7343 3676)

PROPOSED ROOF LIFT AT 28 HAYHURST ROAD, WHALLEY

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received which comments that the proposal is out of keeping with the general appearance of properties on Hayhurst Road.


Proposal

Planning permission is sought to raise the roof of the property from 7.1m to approximately 8.2m to the pitch, steepening the pitch from 35o as existing to 46o.  Three roof lights would be inserted in the rear roof slope and one roof light inserted in the road facing roof slope.

Site Location

A detached brick built dwelling situated on Hayhurst Road, which is an early 90’s residential development located off Clitheroe Road.  The property is bordered by mainly detached dwellings.

Relevant History

3/93/0417/P – Kitchen extension.  Approved 24 August 1993.

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 of the proposed development and any potential loss of amenity to neighbours.

Hayhurst Road consists of a number of cul-de-sacs with house types varying in design and scale.  In addition, land levels vary with the application building being on lower land than properties to the west.  As such, there is no uniform street scene and the proposed roof lift would not significantly affect the appearance of the area.  The small roof lift and change in pitch would set the building apart from the two nearest neighbouring buildings on the same side of the road, but in the wider context of the road, I do not consider that the increased height would prove to be significantly out of place.

The small increase in height, a little over 1m, and steepened pitch would not, in my opinion, result in any detrimental loss of light to adjacent property.

I can therefore see no objections to the scheme and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 13 December 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: 3/2006/0903/P
(GRID REF: SD 7071 4095)

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

	PARISH COUNCIL:
	Express concerns:



	
	1.
Extension appears large in comparison to dwelling adversely affecting character.



	
	2.
Will dominate the rear garden of the adjoining property.



	
	3.
Could the extension be stone rather than render.



	NEARBY RESIDENTS:
	Five letters of objections 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.



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



	
	9.
	Concern over lack of time for comments on amended plans.



	
	10.
	Large patio area will lead to increase in noise.



	
	11.
	Inappropriate design.



	
	12.
	Request any revised plans go back to Committee and net delegated.


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

This application was deferred and delegated to officers subject to further consideration.  I have inspected the site and visited the properties most directly affected.  The proposal has been altered to a more traditional two storey design.  As a result the windows on the ground floor encroach slightly nearer to adjacent properties.  However, I am satisfied that this alteration is not significant enough to warrant a refusal.

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 design of the extension 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.

I note the issues raised in the objection letters but I still consider the scheme to be acceptable and in overall terms a better scheme than the one Committee considered on the 21 December 2006.

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 23 January 2007.


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”.

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


The approved landscaping scheme shall be implemented in the first planting season 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.

APPLICATION NO: 3/2006/0912/P (PA) AND 3/2006/0913/P (LBC)  (GRID REF: SD 372 722)

PROPOSED EXTENSIONS AND ALTERATIONS TO ADJOINING BEDROOM ANNEX TO FORM ADDITIONAL BEDROOMS AT ROEFIELD NURSING AND REST HOME, EDISFORD ROAD, CLITHEROE

	TOWN COUNCIL:
	Clitheroe Town Council has no objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections subject to access improvements previously conditioned being completed prior to occupation.

	
	
	

	ENVIRONMENT AGENCY:
	No objections, but has the following comments:



	
	As the site is alongside the River Ribble, which is shown in Flood Zone 3 in the latest version of the Environment Agency’s Flood Maps, recommend that consideration is given for the incorporation into the design and construction of the development of flood proofing measures including removable barriers on building apertures such as doors and air bricks and bringing in electrical services into the building at a high level so that plugs are located above possible flood levels.



	
	The following supplementary informative is suggested:



	
	The River Ribble adjoining the site is designated a “main river” and is therefore subject to Land Drainage Bye-laws.  In particular, no trees or shrubs may be planted, no fences, buildings, pipelines or any other structure erected within 8m of the top of any bank/retaining wall of the watercourse without Environment Agency prior approval.



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



	THE GEORGIAN GROUP:
	Commented in respect of the plans as originally submitted that Roefield House is a detached 18th century dwelling with 19th century alterations.  It is two storeys, and the main block exhibits many architectural features of the Victorian period, as well as a fine 18th century window in the gable end.



	
	The building has had a large extension added in recent decades, which regrettably now dominates the historic building to a large extent.  However, the view of the principal façade of Roefield House is still uninterrupted by the rear accretions, and for this reason the Georgian Group object to proposals to raise the roof height of the extensions.  This would increase the massing and visibility of the non-historic sections of the building to an unacceptable degree.  Planning Policy Guidance 15: Planning and the Historic Environment, states that: “Modern extensions should not dominate the existing building in either scale, material or situation” (annex C, paragraph 7).

The Georgian Group respectfully urge Ribble Valley Borough Council to reject this application.



	
	Commented in respect of the revised plans that:

“The Group acknowledge that efforts have been made to address some earlier concerns about the proposed height of the ridge on the extension, and therefore no longer wish to offer objections to the scheme.  It is still regrettable that there remains a desire to enlarge the size of the extension, which already has an undeniable impact on the integrity of the listed building.  However, taking all issues into account, including a series of alterations since the house’s construction, the Group no longer wish to resist the scheme.  



	THE ANCIENT MONUMENTS SOCIETY:
	Commented in respect of the plans as originally submitted that Roefield is an attractive and interesting house already greatly extended.  Concern about the further extensions, especially with ridgelines higher than the principal building.  Whilst there are no significant alterations to the fabric of the listed building itself, yet more extension will adversely affect the character of the listed building by further altering the balance between old and new fabric.  The new is beginning to dominate the old which is against the advice in annex C7 of PPG15 and the Ancient Monuments Society believe that these proposals should be rejected.

No comments have been received in respect of the revised plans.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from the resident of Roefield Reach, which makes the following points:



	
	1.
	The submitted plans are not very helpful as the proposals are not shown in relation to Roefield Reach.



	
	2.
	Concerns in respect of the residents right of way and access to front and back gates.



	
	3.
	The building would be over the residents drains and manhole cover.



	
	4.
	The proposals are inappropriate for a care home and wonder if they are going to be flats.  If this is the case, there is inadequate parking and access.



	
	5.
	The extra storey will overlook Roefield Reach and devalue it.



	
	6.
	This is an inappropriate extension to a listed building.



	
	7.
	There is not enough room for this project and parking facilities.


Proposal

It is proposed to vertically extend the two modern building ranges at the rear of Roefield House to provide third storey accommodation associated with the care home/nursing home use of the site.  Following negotiation there has been a reduction in proposed vertical extension heights so that existing ridge heights are now proposed to be raised by 0.4m  and eaves heights are proposed to be raised by 1.17m. The proposed extension ridge heights are shown to be 0.19m lower than that of Roefield House.

A two storey extension is also proposed to the modern building range at Roefield’s west elevation (5.5m width x1.8m depth x 6.4m height to ridge).  At Roefield’s east elevation a three storey stair tower is proposed (6.3m width x 2.7m depth x 9.6m height to ridge).  The materials are shown to be render walls and blue slate roof, with stone wall facing to the two and three storey extensions.

The application indicates that there is to be an altered vehicular access and an altered pedestrian access.  Parking is to be within the private yard area.  It is estimated that there will be 40 vehicle visits to the site per day.

No trees are to be pruned or felled as part of the proposed development.  A wildlife survey for bats accompanies the application and it concludes (external) that bats do not use the buildings and (internal) that no sign of the presence of bats could be found.

A design and access statement accompanies the application.  This states that the site was acquired by the applicant in 2004 having ceased trading as a care home some 18 months earlier.  Internal refurbishments were undertaken to the rear modern bedroom accommodation in early 2005 in order to gain registration with Social Services as a children’s home.  Having gained the necessary registration a change in central government policy towards individual family placements, which are viewed as less institutionalised establishments, has rendered the use untenable.  The proposal involves care home/nursing home provision and will result in the employment of 20 equivalent full time staff (no staff employed at present as not trading).

Site Location

Roefield is a Grade II listed house of the 18th century with 19th century alterations.  Roefield and its Grade II listed stables (now part of Roefield Leisure Centre) form a group.  The historic walled garden to Roefield is immediately to the east and is now the site of the detached residential Roefield Reach.  Roefield has been extended (2 storey, modern) to the rear with the formation of a part enclosed yard.  Roefield is within the open countryside (Policy ENV3 of the Districtwide Local Plan).  Trees on the site are the subject of a tree preservation order.  Roefield and its modern extensions are prominently sited on an escarpment above the River Ribble at the south west “gateway” to Clitheroe.  The mature trees reduce this prominence when in leaf.

Relevant History

3/06/0634/P & 3/06/0635/P – Listed building consent and planning permission applications.  Withdrawn 14 September 2006 for extensions and alterations to form additional bedrooms.

3/06/0528/P – Listed building consent.  Refused 31 July 2006 for the retention of a rough cast render to the west gable.

3/05/0755/P – Reserved matters.  Granted 27 October 2005 for the erection of a 10 bed accommodation block.

3/05/0013/P – Outline planning permission.  Granted 4 March 2005 for the erection of a 10 bed accommodation block.

3/04/1055/P –  Outline planning permission.  Withdrawn 12 November 2004  for the erection of a 10 bed accommodation block.

3/86/0064/P – Planning permission.  Granted 6 November 1986 for the replacement of flat roof with hipped roof, new window and fire escape.

3/86/0554/P – Listed building consent.  Granted 7 October 1986 for re-roofing, new window and fire escape. 

3/85/0410/P – Listed building consent.  Granted 22 August 1985 for lift shaft, removal of external fire escape and replacement.  Building up car port access.

3/85/0071/P – Planning permission.  Granted 4 April 1985 for proposed change of use (Roefield Hotel) to rest home for the elderly.

3/78/0676/P – Planning permission.  Granted 6 July 1978 for proposed barrel store room.

3/76/1200/P – Planning permission.  Granted 25 November 1976 for proposed new entrance, foyer and office.

6/2/2105 – Approval of reserved matters 26 October 1973.  Hotel extension for residential purposes.

6/2/1995 – Outline planning permission. Granted 6 December 1972 for hotel extension for residential purposes.

6/2/1873 – Approval of reserved matters 8 September 1971.  Bedroom extensions.

6/2/1643 – Outline planning permission. Granted 3 July 1969 for bedroom extension of 8 double bedrooms with bathrooms, left luggage store room, service room, staircase, open car port under.

6/2/1506 – Planning permission. Granted 6 December 1967 for change of use from private dwelling to private residential hotel.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 21.

Policy H11 – Rest Homes and Nursing Homes.

Policy G7 - Flood Protection Policy.

Policy ENV9 - Important Wildlife Site

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the listed building consent application is the impact of the proposals upon the character and setting of the listed building.

The main considerations in the determination of the planning application are the impact of the proposals upon the character and setting of the listed building, the impact upon nearby residents, highway safety issues, the appropriateness of further care home development on this site and the visual impact of development in the open countryside.

In consideration of further extension and provision of new development at this historic site, I am mindful of the government’s guidance in Planning Policy Guidance Note 15 “Planning and the Historic Environment” (PPG15).

C.7 states that: “modern extensions should not dominate the existing building in either scale, material or situation …”.  Paragraph 3.13 also warns that whilst many listed buildings can sustain some degree of sensitive alteration or extension to accommodate continuing or new uses, successive proposals for alteration or extension can cumulatively be very destructive of a buildings special interest.

2.16 also states that: “… The setting is often an essential part of the buildings character … also, the economic viability as well as the character of the historic buildings may suffer and they can be robbed of much of their interest, and of the contribution they make to townscape or the countryside, if they become isolated from their surrounds (by new development) …”.

I would concur with the Ancient Monuments Society and The Georgian Group that Roefield House has already been greatly extended.  In my opinion the existing extensions detract from the character and setting of the listed building, but their height and simplicity of form ensures some subservience to the historic building.  Therefore, I have considered the impact of the proposed raising of a number of extension ridge and eaves heights and the provision of three storey accommodation, with a third tier of windows (Roefield is two storey), at the prominent west elevation to Edisford Bridge.  

I have also considered the impact of the proposed west elevation stone faced two storey extension, which alters the existing simple rectilinear form of the extension.  The use of a stone facing for this element draws attention away from Roefield House – its west gable has unfortunately been rendered recently covering over distinctive coarsed and squared stone - your officers are now examining the expediency of enforcement action/prosecution in respect of this unauthorised work.  Therefore, I would suggest that if Members are minded to grant consent, a condition be attached ensuring two storey extension materials match previous modern additions.

Mindful of the recent granting of planning permission for a new 10 bed accommodation block on the site, I have also considered the cumulative impact of new build on the setting of the listed building.  

However, I am very mindful that whilst The Georgian Group regret further extension they have withdrawn their objection to the scheme.  Therefore, I am concerned that refusal of the application might not be sustained at appeal.  

I am mindful of the comments of the resident of Roefield Reach in respect of overlooking of her property but do not believe overlooking to be of a significance to warrant refusal of the application.  I would remind Members that issues of rights of way and property drainage are not issues to be considered in the determination of these applications.

I am mindful of the comments of the County Highway Engineer in respect to highway safety issues.

I believe further care home development on this site to be acceptable.

Policy G5 of the Districtwide Local Plan suggests that outside main settlement boundaries, consent will only be granted for small scale development appropriate to a rural area which also conforms to other criteria.  Policy ENV3 states that in the open countryside, development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials. 

In view of the existing extensions to Roefield and the recent grant of planning permission for a 10 bed accommodation block on the site, the present proposals can be considered small scale development within the open countryside.  Therefore, I would recommend that listed building consent and planning permission be approved.  

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION 1: That planning permission be APPROVED subject to the following reason(s):

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 5 January 2007.


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

3.
Prior to the commencement of works any necessary revisions to the west elevation plan to ensure the accurate depiction of existing building heights shall be submitted to and approved by the Local Planning Authority.


Reason:  Site inspection would suggest that the relative heights of existing new and old build are incorrect.

4.
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 of the listed building.

5.
Notwithstanding the reference to mock sash windows on the submitted plans new windows shall be traditional sliding sash windows as stated in the letter received 5 January 2007 precise specifications of which including materials finish and opening mechanism 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 of the listed building.

6.
Notwithstanding the proposed stone facing of the proposed west elevation two storey extension precise specifications of a walling surface treatment which matches that of the existing modern extensions 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 distinction between historic and new build and the character of the listed building.

7.
The proposed extensions shall not be occupied or brought into use until the access improvements previously agreed under planning permission 3/2005/0013/P have been completed to the satisfaction of the Local Planning Authority.


Reason: In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to provide safe access.

8.
Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice.


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


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


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


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

In order to comply with planning policies- G1, ENV13 of the District Wide Local Plan. 

NOTE(S):

1.
For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

2.
The applicant is advised that should there be any deviation from the approved plan the Local Planning Authority must be informed.  It is therefore vital that any future Building Regulation application must comply with the approved planning application

3.
The River Ribble adjoining the site is designated a 'main river' and is therefore subject to Land Drainage Bye-laws.  In particular, no trees or shrubs may be planted, no fences, buildings, pipelines or any other structure erected within 8m of the top of any bank/retaining wall of the watercourse without Environment Agency prior approval.

RECOMMENDATION 2:  That listed building consent be APPROVED subject to the following reason(s):

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 5 January 2007.


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

3.
Prior to the commencement of works any necessary revisions to the west elevation plan to ensure the accurate depiction of existing building heights shall be submitted to and approved by the Local Planning Authority.


Reason:  Site inspection would suggest that the relative heights of existing new and old build are incorrect.

4.
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 of the listed building.

5.
Notwithstanding the reference to mock sash windows on the submitted plans new windows shall be traditional sliding sash windows as stated in the letter received 5 January 2007 precise specifications of which including materials finish and opening mechanism 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 of the listed building.

6.
Notwithstanding the proposed stone facing of the proposed west elevation two storey extension precise specifications of a walling surface treatment which matches that of the existing modern extensions 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 distinction between historic and new build and the character of the listed building.

NOTE(S):

1.
For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

2.
The applicant is advised that should there be any deviation from the approved plan the Local Planning Authority must be informed.  It is therefore vital that any future Building Regulation application must comply with the approved planning application

APPLICATION NO: 3/2006/0932/P
(GRID REF: SD 8250 4700)

PROPOSED VARIATION OF CONDITION TO EXTEND SEASON TO TEN MONTHS AND SIX DAYS AT RIMINGTON CARAVAN PARK, HARDACRE LANE, RIMINGTON

	PARISH COUNCIL:
	No comments received.

	
	
	

	NEARBY RESIDENTS:
	No comments received.


Proposal

Consent is sought for a modification of condition 2 of B01538.  This stated that the site shall not be used as a caravan site between 31 October in any one year and 1 March in the succeeding year.  Two previous applications have given approval for a modification of this condition on two parts of the site totalling some 45 vans and this application now wishes to amend the remainder of the site to ten months and six days.  

Site Location

Rimington Caravan Site is located off Hardacre Lane to the west of the A682 within land designated open countryside.

Relevant History

3/03/1054/P – Proposed modification of condition to permit 155 static caravan pitches to be used from 1 March to 31 January in each year.  Withdrawn.

3/99/0758/P – Modification of condition to permit 33 static caravan pitches to be used from 1 March to 31 January in each year.  Approved with conditions 20 June 2000.

3/90/0414/P – Use of 12 static caravan pitches from 1 March to 31 January.  Approved with conditions 24 June 1991.

3/89/0806/P – Change of use of 12 static caravan pitches from seasonal to all year round holiday accommodation.  Refused 24 May 1990.

3/84/0470/P – Proposed conversion of disused machines store building into a games building with bar, bottle and general store room and toilets.  Approved with conditions 23 October 1984.

3/80/9044/P – Proposed residential caravan for occupation by park warden.  Approved with conditions 28 October 1980.

B01538 – Approved layout of land Hardacre Gate, Rimington as a holiday caravan site.  Approved with conditions 30 July 1970.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

Environmental, AONB, Human Rights and Other Issues

The key issue to consider in the determination of this application relates to whether modifying the condition along the lines proposed would still afford the Council enough control over this part of the site to restrict full time residential occupancy.  

Committee will note from the history section that consent has previously been given for a relaxation of the condition on 45 of the caravans at the most southerly part of the site to allow 11 month occupancy.  Members may recall the Caravan Compendium – A Guide to Policy Implementation which was discussed on 14 June 2005 and which suggested that the Council should restrict the maximum length of season on sites to ten months and six days.  That was based on agreements made in conjunction with the legal appeal against a condition on a site licence issue by Community Committee about the open period.  Therefore, whilst acknowledging the previous consents for 11 months on this site, it is important that this application be considered in the light of the Compendium and that amending the period of opening to ten months and six days would be consistent with more recent extensions of occupancy at Todber and Bridge Hey Wood caravan parks.  Such an amendment gives a greater degree of flexibility to site owners and owners of caravans yet still gives the Local Authority surety that the site is not being occupied as permanent residences. 

Rimington Caravan Park also has a number of touring pitches within it and this has previously been a concern to the County Surveyor given the access arrangements to the site off the A682.  However, it is a historic activity with the initial approval for the site in 1970 not stipulating whether the site was for touring vans for static caravans.  Indeed the Site Licence refers to the stationing of 155 holiday caravans (including tourers) on this part of the site.  In some respects the two sets of control, site licensing and planning, overlap but the fundamental distinction between the two being that planning control is concerned with issues of landuse, whereas the site licensing system introduced by the 1960 Caravan Sites and Control of Development Act is mainly concerned with the internal arrangements of the site eg number, types and positioning of caravans and the provision of adequate facilities and equipment for those persons occupying the vans.  Negotiations have been ongoing with the applicant’s agent regarding opportunities for tightening up the planning controls on this site in terms of the number of pitches and split between static and tourers.  At present there are 45 touring pitches on the site and the applicants have agreed to a condition that stipulates that this number will not increase.  This gives a degree of control and whilst not providing the County Surveyor with the ideal position of no tourers on the site, it is considered an acceptable compromise between that stance and the unfetted numbers of tourers with resultant traffic movements that the current planning permission on site would allow.

Turning to the total number of static pitches, the Site Licence would allow for 110 (ie the difference between 45 tourers and total number of 155 holiday caravans, including tourers).  A site layout plan submitted as supporting information to the submission shows that there are currently 92 static pitches – 18 below the maximum threshold.  However as stated previously the internal site layout is governed by the Site Licence that amongst other things dictates minimum space standard between caravans.  It is felt that for consistency the planning approval should, in this regard, mirror the Site Licence in stipulating a maximum of 155 holiday caravans, including tourers, on this part of the site.  The greater planning control is achieved through limiting the number of tourers and also an agreement by the applicants to include the site clubhouse within the red edge in order that its usage can also be limited.

Therefore on careful consideration of the above, it is felt that securing a degree of control over touring use of the site is to be welcomed and has been supported informally by the County Surveyor.  An extension in the period of occupancy of this part of the site to 10 months and 6 days is in line with the caravan compendium and on this basis I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The period of occupancy of the site shall be limited to 1 March to 6 January in any succeeding year with none of the units being occupied outside these dates.  They shall be used as holiday accommodation only and under no circumstances whatsoever shall they be occupied as a persons primary residence.


REASON: In accordance with Polices G5 and RT5 of the Ribble Valley Districtwide Local Plan, the Council’s Interim Supplementary Planning Guidance – Housing, and Policy 12 of the Joint Lancashire Structure Plan in order to limit occupation of the site, ensuring it remains holiday accommodation only.

2.
Prior to commencement of use for the extended period, precise details of external lighting to be used throughout the site shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan in order to protect the visual amenities of the area.

3.
There shall be no use of the clubhouse by persons other than those who have caravans on the site and under no circumstances shall they be used outside the period 1 March to 31 January in any succeeding year.


REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order to limit traffic and pedestrian movement associated with the site.

4.
The total number of pitches on site shall not exceed 155 (including a maximum of 45 touring pitches).


REASON: In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan in the interests of road safety and the visual amenities of the area. 

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 15 January 2007 which show a reused red edge to the site incorporating the clubhouse. 


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

APPLICATION NO:
3/2006/0936/P
(GRID REF: SD 7188 3642)

PROPOSED RENEWAL OF APPLICATION FOR HORSE SHELTER AND MÉNAGE (PREVIOUS APPLICATION 3/99/0757/P) AT CHEW MILL FARM, ELKER LANE, BILLINGTON

	PARISH COUNCIL:
	Objects to this application as they are concerned about the proliferation of medium to large horse enterprises which seem to be surrounding all the settlements in the Parish.  These plans show a large building a considerable distance away from the other buildings at the site.  Even though the proposed lighting is well designed, the Parish Council believes that it will cause light pollution.  The proximity to Hackings Caravan Park is also problematic.  

	
	
	

	NEARBY RESIDENTS:
	No representations received.


Proposal

Although described by the applicant as a renewal of a previous planning permission, that permission lapsed in October 2004.  Additionally, the previous permission was only for a field shelter for Shire horses.  This current application seeks permission for a shelter of similar size, design and materials, and in a similar location, but also seeks permission for an adjoining ménage with six floodlights on 8m high columns.

The shelter, which comprises two open fronted compartments, measures 17m x 8.5m, and it has a mono pitched roof with a maximum height of 4.6m.  It is to be constructed of concrete blockwork to the lower walls, vertical timber boarding to the upper walls and profiled metal sheeting for the roof.  In the event of planning permission being granted, the submission of precise details of the colour of the external materials will be required by condition.  

The ménage will be sited to the west of the shelter.  It will measure 40m x 20m.  The proposed floodlights would comprise two columns spaced equally on each of the long sides and one column placed centrally on each of the short sides.  The floodlights themselves are well designed being fitted horizontally to the top of the columns so that the light shines downwards and light pollution and ‘skyglow’ to surrounding areas is minimised.  The columns and lights have an external finish of galvanised steel. 

Site Location

The proposed development would be in an existing field approximately 200m to the north east of the farm buildings complex at Chew Mill Farm on the north side of Elker Lane.  The site is within an area designated as open countryside.  

Relevant History

3/99/0757/P – Field shelter for Shire horses.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT16 - Development Involving the Keeping or Riding of Horses.

Environmental, AONB, Human Rights and Other Issues

The main issues to be considered in the determination of this application are the visual impact of the development upon the appearance of the countryside and the effects of the development upon the amenities of nearby residents.  The development will be located within an existing fall in the land and the original permission (for the shelter only) was subject to a condition which required the submission for approval and subsequent implementation of a landscaping scheme.  Although the current proposal also involves a ménage with lighting, I consider that, with an appropriate landscaping scheme, its effects upon the appearance of the locality would be acceptable.  

Given these factors, together with the fact that the development is located a good distance away from the main road, the development would not be clearly visible from any public vantage points.  On this basis the development would comply with Policies ENV3 and RT16 of the Local Plan.  

The proposal is located approximately 200m away from any adjoining residents.  In view of this distance, and through the use of landscaping/screening, and a time limit on the use of the ménage and its lights, I do not consider that the proposal would have any detrimental effects on the amenities of nearby residents.  The proposal therefore complies with Policies G1 and RT16 of the Local Plan in respect of those particular considerations.

With regards to the comments of the Parish Council, I consider the proposed development to be sited sufficiently close to the existing buildings so as not to appear as an isolated development, yet sufficiently far away from neighbouring residents so as not to be detrimental to their amenities.  I also consider the proposal to be sufficiently distant from Hackings Caravan Park.  In my opinion this is a relatively small scale private equestrian development for which I propose to prevent commercial use by an appropriate condition.

Overall, subject to appropriate conditions, I can see no objections to the proposal.

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 proposed field shelter and ménage shall be for private domestic purposes only and shall not be used in connection with any commercial enterprise such as livery stables, riding school, or for the holding of competitions. 


REASON: In the interests of the amenities of nearby residents and the character of the locality and to comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

4.
The floodlights shall be constructed in accordance with the submitted details and specifications, and the lamps shall, at all times, be adjusted so that they illuminate the surface of the ménage only with no light spillage on to the adjoining countryside or towards nearby residential properties.  Prior to the commencement of use of the floodlights, the lights shall be inspected by the Local Planning Authority to ensure that there is no light spillage on to adjoining land.


REASON: In the interests of nearby residential amenity and to prevent undue light pollution of the countryside, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
The ménage shall not be used and its associated floodlights shall not be illuminated between the hours of 8pm and 8am on any days of the week.


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

6.
The floodlights shall not exceed six in number, and the height of each column shall not exceed 8m.  


REASON:
For the avoidance of doubt as these details are confirmed in the supporting documentation submitted with the application but not specifically shown on the submitted plans, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2006/0960/P
(GRID REF: SD 7446 4194)

PROPOSED SHOP FRONT MODIFICATIONS INCLUDING EXTERNAL TERRACES, REFORMING WINDOWS AND RAISING SECTION OF ROOF AT THE FORMER ETHOS GALLERY, YORK STREET, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS/BUSINESSES:
	Four letters have been received in which the following issues are raised.  



	
	1.
	At the rear of the property there are two large windows at first floor which have always been boarded up, but if reopened, will overlook a neighbour’s garden.



	
	2.
	The reforming of the windows at first floor means that the neighbouring business will have to install bars on the window adjacent to their fire escape door for safety reasons which will further reduce light coming into the office.



	
	3.
	The siting of the five air conditioning units on the side wall in a confined corridor will create a nuisance for neighbouring businesses.



	
	4.
	There are enough catering establishments in Clitheroe and the close proximity of the proposed restaurant will be detrimental to established businesses in the area.


Proposal

This planning application details external alterations to the property, which was formerly in retail use but now has conditional planning permission, under planning approval 3/03/0460/P, for change of use to restaurant/café.  

The applicant, Heathcotes Restaurant Ltd, wish to operate on three levels: ground and lower ground level and first floor level with the kitchen and toilet elements being located at first floor level.  Entry to the restaurant will be via the existing entrance opening, however, the entrance doors and shop front are to be set back from the main street frontage to form external terraces with the existing large front windows being removed at both ground and first floor. The plans have been amended replacing the steel railings and glazed barrier and steel supports and handrail.  

At the rear of the property, the roof of a small two storey projection is to be raised by approximately 700mm to create sufficient headroom for a walk-in fridge.  Also at the rear, an existing timber structure would be replaced with a narrow single storey extension on the footprint of the existing.  This extension will necessitate blocking up two large windows and a door on the rear elevation and one window on the side elevation, all at ground floor.  Minor alterations are also proposed to window and door openings within the corridor area between the application building and The Old Bank House and five air conditioning units are also proposed on the side elevation facing The Old Bank House.

Site Location

The L shaped property is on the east side of York Street adjoined to the south by the Natwest Bank car park and to the north by a single storey furniture shop.  The library and the White Horse public house are on the opposite side of the road.  The rear of the building overlooks garden areas at the rear of Wellgate.  The building consists of a stone and render finished frontage with predominately red brick finish to the sides and rear.  The site is within the Conservation Area.

Relevant History

3/03/0466/P – Change of use from Class A1 to Class A3 (retail to restaurant/café).  Approved with conditions 17 July 2003.

3/82/0254/P – Shop front alterations.  Approved 17 May 1982.

Relevant Policies

Policy G1 - Development Control.

Policy S13 - Shop Front Design.

Environmental, AONB, Human Rights and Other Issues

The principle of the change of use from retail to restaurant has been accepted under the previous planning consent.  The main considerations in determining this planning application are, therefore, the visual impact of the proposed external works and any impact on neighbouring properties.  

One neighbour has raised concerns about overlooking to their garden from the first floor windows on the rear elevation (serving the kitchen/store area), however, these windows are existing and would offer only limited views of the neighbour’s garden from some height.  

Further details on the air conditioning units were received and inspected by the Council's Environmental Health Officer, who considers that their positioning at the side of the building within the corridor area will not cause significant nuisance to neighbouring businesses.  

The Clitheroe Conservation Area Appraisal (The Conservation Studio 2005) identifies the building as being of townscape interest.  However, given that most of the external alterations, including reformed windows and doors, air conditioning units, small roof lift to annex extension, are all at the rear or within the corridor area, the main visual impact as a result of the application is the removal of the shop front windows and creation of external terraces on the York Street elevation.  The existing shop front windows were approved in the early 1980s and are considered to be of little historic or architectural interest.  In my opinion, these large glazed areas do not contribute to the character of the Conservation Area and the recessing of the glazing and creation of external terraces at ground and first floor will have an acceptable impact on the character of the Conservation Area adding vibrancy to the most prominent elevation.  The overall shape and size of these openings would remain the same.  The proposed glazed balustrade at first floor level is considered more appropriate to the building and the conservation area than the steel railings as originally proposed.

I can see no objections to the scheme and 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 on the character of the conservation area or be to the detriment of highway safety.

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

1.
Before the use first becomes operative precise details and specifications of any external flue extraction system shall be submitted to and approved in writing by the Local Planning Authority and thereafter implemented in accordance with the approved details.


REASON: In the interests of visual and residential amenity and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 25 January 2007.


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

NOTE(S):

1.
To prevent noise nuisance all fixed plant and machinery installed and the proposed unit should be acoustically insulated and mounted to meet the requirements of BS4142.

APPLICATION NO: 3/2006/0980/P
(GRID REF: SD 5979 3623)

PROPOSED INSTALLATION OF WIND TURBINE TO APEX OF ROOF AT 46 MARDALE ROAD, LONGRIDGE

	TOWN COUNCIL:
	The Town Council objects to this application on the grounds of possible noise pollution and the fact that this building was not designed to have any such structure fixed to it, further having never come across a previous application of this kind, guidance is needed from Ribble Valley Borough Council.

	
	
	

	NEARBY RESIDENTS:
	Two letters have been received from nearby residents, who express concerns about possible noise disturbance.


Proposal

This planning application seeks planning permission for a small wind turbine to be attached to the apex of the gable end of the semi-detached property.  The wind turbines support pole and blades would extend approximately 2.05m above the apex of the roof.  The blades are approximately 0.8m in length.  The generator body, tailfin and blades are finished in pebble grey and the support pole has a galvanised finish.

Site Location

The property is situated on Mardale Road, which is within the large residential estate to the south west of Longridge.  There are nearby residential properties to both sides, across the road, and at the rear on Hacking Drive.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV26 - Wind Energy.

Environmental, AONB, Human Rights and Other Issues

The main considerations relate to the visual impact on the street scene and any affects on neighbouring residential properties, particularly in respect of noise disturbance.  It should be noted that Government policy is favourable towards development of this kind due to the benefit of renewable energy unless there are overriding objections.

Firstly, in respect of visual impact, the small scale of the proposal is such that, in my opinion, it would not prove to be a significantly prominent or dominant feature of the street scene.  I consider the proposal would not be an inappropriate feature in this residential area.

The two neighbouring occupiers have raised concerns about noise disturbance.  The Council’s Environmental Health Officer has examined the plans and raised no objections.  However, the Environmental Health Officer has advised that, in the event that noise disturbance becomes an issue, this can be investigated to determine whether it is a statutory nuisance.  Under these circumstances, there are measures that can be taken to alleviate nuisance, for example, by applying a brake to the turbine overnight.

Given the scale of micro turbines, it is considered unlikely that shadow flicker from the turbine blades would prove to be a significant nuisance to the neighbours.

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.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2006/1006/P
(GRID REF: SD 7461 4108)

PROPOSED EXTENSION TO FRONT AND REAR ELEVATIONS AT GROUND AND FIRST FLOOR LEVEL INCORPORATING ALTERATIONS TO ROOFLINE AT 12 PEEL PARK AVENUE, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	A letter has been received from a neighbouring resident who objects to the proposed development on the following grounds:



	
	1.
	The submitted plans inaccurately show the relationship between the application property and the adjacent property.



	
	2.
	The building works could not take place without encroaching onto the neighbour’s property.



	
	3.
	The side path is already dark and damp and these problems would be exacerbated if the extension is further extended to the front and rear and a higher pitched roof is added.



	
	4.
	Noise disturbance during construction works and afterwards and there will be rooms with opening windows close to the neighbour’s house which also has two opening windows on its side elevation.



	
	5.
	Loss of privacy.



	
	6.
	Concerns about drainage and sewerage as the plans include a utility room and toilet downstairs and a bathroom with toilet upstairs.



	
	7.
	At the front, the extension would project in front of the neighbour’s front elevation.



	
	8.
	The rear extension will have implications for the neighbour’s light and privacy. There will be considerable loss of light through the neighbour’s landing window.



	
	9.
	The view from the landing window of Longridge Fell and Clitheroe Castle will be lost.



	
	10.
	There is already a large extension on the property.  Are the proposals within the required limits?



	
	11.
	As there are already large building works underway at the rear of the neighbour’s property in the form of the two storey pavilion on Ribblesdale High School’s playing fields, the neighbour feels “under siege” from the side and the rear.



	
	12.
	The neighbour’s property value will be adversely affected.



	
	13.
	If planning permission is to be granted, it should be on a smaller scale with no further extensions at the front or rear and a lower roof over the existing extension than the roof on the existing house.


Proposal

The application relates to a semi-detached property with a two storey flat roofed side extension.  At the front, the ground floor of the extension and an existing porch project 1.1m forward of the main front wall of the house, whilst the first floor is set back 0.95m behind the line of the front wall.  At the rear, both stories of the extension project 1.7m beyond the main rear wall of the house.

Permission is sought for a 1.6m two storey extension onto the rear of the existing extension; for an extension to the upper floor of the extension at the front so that it would continue the front wall of the main house; and for a pitched roof over the whole of the existing extension and the additions at the front and rear.  The new roof would be hipped and would follow the ridgeline of the existing dwelling.  A pitched roof would also be put over the forward projection of the ground floor of the existing extension and porch.

At present, the ground floor of the existing extension is a garage.  It is proposed that this be sub-divided to form an extension to the kitchen at the rear with a WC and utility room in the central part, and a store at the front, but with the exiting garage doors remaining in place.  At present there is just a window to the garage in the side elevation of the existing extension.  As proposed, there would be a utility room and WC room window at ground floor level and a bathroom at first floor level.  These windows, however, are all in the existing extension and could be formed without the need for planning permission.

The external materials to be used in the extensions comprise interlocking concrete roof tiles to match the existing roof, the gable wall is to be constructed using matching red brick, and the front and rear walls are to be rendered to match the existing.

Site Location

The property is located on the south side of Peel Park Avenue.  It is adjoined on both sides by other semi-detached houses and at the rear by the playing fields of Ribblesdale High School.

Relevant History

6/2/1741 – Extension to garage, provision of porch and two rooms above.  Approved April 1970.

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 existing two storey flat roofed extension, in my opinion, detracts from the appearance of the this dwelling.  I consider that the forward extension of the upper floor and the erection of a pitched roof over the whole of this existing/proposed extension would represent an improvement in the appearance of the property itself and the street scene in general.  In view of the fact that the adjoining property is on higher ground, and given that the proposal is for a hipped rather than a gabled roof, I do not consider that the proposal would result in a terracing effect.  I consider the “simple” form of the roof as proposed, to be better than the more complex appearance which would result from the first floor being set back and the roof ridge being lower than the ridge of the main house.  I therefore consider the proposal to be acceptable with regards to the consideration of visual amenity.

The other consideration relates to the amenities of the occupiers of nearby dwellings, in particular the adjacent property to the east, no 14.  At ground floor level, the neighbour’s garage adjoins the application site (no 14 does not have an extension above its garage).  The proposal would therefore have no detrimental effects on the side of No 14 at ground floor level.  At first floor level there is a landing window in the side elevation of the main house of no 14.  The proposed pitched roof and rearward extension would, in my opinion, have some effect on light to the landing window.  However, as a landing is not classed as a habitable room, any effects of the proposal on light to that window does not represent a sustainable reason for refusal of this application.  Given that the rear room windows of the neighbour are separated from the site by the width of its own garage, I do not consider that the 1.6m rearward extension would have any significant effects on light to those windows and, again, any such effects would be insufficient to represent a reason for refusal of the application.  The proposal complies with the BRE guidelines.  As Members are aware, the neighbour’s loss of a view (which, in this case, is principally from the landing window) does not represent a sustainable reason for refusal of the application.

The proposed ground floor side windows will face the neighbour’s garage.  The proposed first floor side window is to a bathroom and is therefore likely to be fitted with obscured glass (although this cannot be ensured by a condition as the formation of that window does not, in itself, require planning permission).  I do not, therefore, consider that the proposal will result in any seriously detrimental effects on the privacy of the neighbouring residents.

A bat survey submitted with the application concludes that the building works do not pose any threat to bats.  This issue, however, still needs to be covered by an appropriate condition.

Overall, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan, and the SPG: Extensions and Alterations to Dwellings.

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 11 December 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:
3/2006/1023/P 
(GRID REF: SD 370136 436497)

PROPOSED Single storey extension linking main house to garage and annex at 3 The Drive, Brockhall Village

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection has been received from the adjacent neighbour at Ashdene who has the following points of objection:

· The extension will block light from his lounge and office windows, which is exacerbated because it is less than 1m from the boundary and the plot in question has a slightly higher ground level,



	
	· The last time planning for this property was revised the planning officer had serious reservations about granting the amendment because of the extensive massing of the house on the plot, and they were told that no further extension would be permitted, and

· The garage is already seen to be overwhelming and this extension will enclose his property even further.


Proposal

The applicant seeks approval for a single extension in-between the existing large detached garage and the dwelling, to create additional living space.

Site Location

The application relates to a detached property located within the Brockhall Village Development as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), and is surrounded by buildings of a varying style and size.

Relevant History

3/2003/0434 – Detached Dwelling with Detached Garage. Boundary Walls with Gates – Granted Conditionally.

3/2003/0106 – Detached Dwelling (Re-submission) – Refused.

3/2002/0405 – Reserved Matters Application for Erection of Detached Dwelling and Detached Garages  - Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy A2 – Brockhall Area Policy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application relates to a detached property located within the Brockhall Village Development as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The applicant seeks approval for a single extension in-between the existing large detached garage and the dwelling, to create additional living space.

The existing garage will hide the bulk of the link building, and its flat roof will ensure that the new building does not overshadow the adjacent properties. Bearing in mind the significant difference in house types on this street and that the proposal will be constructed in materials to match the existing dwelling, I consider the proposal to be acceptable and in line with the relevant Policies.

In regards to the letter of objections, it is considered that the due to the flat roofed nature of the development and the distance between the two properties, the extension will cause no significant increase in overshadowing of the adjacent property, and having read the previous reports regarding other applications, the Planning Officer has no serious reservations regarding the size of the proposed dwelling and garage.  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.

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 by the Local Planning Authority before their use in the proposed works.


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

APPLICATION NO: 3/2006/1027/P
(GRID REF: SD 7297 4192)

PROPOSED FIRST FLOOR EXTENSIONS TO REAR AT 3 CHAPEL CLOSE, LOW MOOR, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	Three letters have been received, one pointing out errors or omissions on the plans and the other raising objections to the scheme for the following reasons:



	
	1.
	The proposed extension will block light to the living room at no 4 Chapel Close.



	
	2.
	Loss of view to Edisford Bridge and distant countryside.



	
	3.
	The installation of extended decking will overlook no 4’s patio and bedrooms and dominate patio area.



	
	4.
	The value of no 4 Chapel Close would be very negatively affected.



	
	5.
	Lack of parking spaces.



	
	6.
	Overlooking impact.


Proposal

As amended, the scheme details two first floor extensions at the rear to provide additional bedroom accommodation at first floor.  The extension of the upper level decking has been removed from the scheme at the request of the Council.

The northern most extension is over the kitchen and would project a maximum of approximately 7.5m from the rear roof slope and the heights from the ground level of the property are 4.7m to eaves and 6.1m to pitch.  It should be noted that the extension would appear considerably higher than this from no 4 Chapel Close, due to changing land levels.

Attached to this extension would be another first floor extension above the conservatory projecting approximately 10.5m from the rear roof slope and the height to pitch is approximately 6.3m.

Both extensions would be constructed in matching stone and tiles.

Site Location

The detached, stone built property is of relatively recent construction, standing on the west side of Chapel Close, which is a small development of large detached dwellings.  The rear of the properties are elevated with the land falling away markedly towards Riverside.

Relevant History

3/01/0705/P – Change of house type to incorporate a conservatory.  Approved with conditions 1 November 2001.

3/00/0410/P – Erection of 4 bed detached dwelling with integral garage.  Approved with conditions 15 August 2000.

3/97/0266/P – Four number detached dwellings and associated infrastructure.  Approved with condition 23 July 1997.

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 in the determination of this planning application are the affects on visual and residential amenity.

The proposed extensions are at the rear and as such the visual impact on Chapel Close is minimal, however, from the rear the extensions would be elevated and therefore prominent when viewed from Riverside.  The extensions would perpetuate the existing pattern of this development, which, when viewed from Riverside, is characterised by high pitched roofs and projecting rear gable ends.  I can therefore see no objections to the proposals from a visual amenity standpoint.

The proposed extensions have been viewed from No 4 Chapel Close and, in particular, from that property’s living room.  It is clear that the northern most extension over kitchen would block some light to the south facing side window serving the living room and block the neighbour’s view of distant countryside in the direction of Edisford Bridge.  However, the living room in question is served by several other windows on the rear elevation and the proposal would comply with the BRE 45o rule on light in respect of this window.  Whilst I sympathise with the neighbours concern about loss of view and devaluation of their property, these are not material planning considerations.  The neighbour on this side was also concerned about the extended decking at upper level but this element of the application has now been deleted.

Turning the neighbour on the other side of the proposed extensions, No 2 Chapel Close, this property is to the south of the proposals and loss of daylight and sunlight would therefore be minimal.  The neighbour at no 2 did initially question the position of a proposed new bedroom window in the side elevation of the application building but this would inserted in the property, as existing, and is considered to be permitted development.

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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 24 January 2007.


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

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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extensions 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:
3/2006/1028/P
(GRID REF: SD 6045 3767)

PROPOSED SINGLE STOREY (GARAGE) EXTENSION AT 2 HOLLY GROVE, LONGRIDGE

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection.

	
	
	

	NEARBY RESIDENTS:
	One anonymous letter has been received which raises the concern that the garage will be used for carrying out repairs to other peoples cars, which should not be allowed in a residential area.


Proposal

Planning permission is sought for a single storey extension to the side of the property within the existing garden to provide a garage, the maximum dimensions of which are approximately 7.6m x 4.5m x 2.1m to eaves and 3.3m to pitch.  Materials used in construction would consist of brick work and concrete tiles to match existing.

Site Location

The property is on a corner plot with the front facing on to Holly Grove and the side facing Poplar Drive.  A high privet hedge screens the side of the property.  There is an existing detached garage at the rear.  

Relevant History

3/89/0237/P – Two storey extension.  Approved 19 June 1989.

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 impact on visual and residential amenity and matters of highway safety.  

The section of hedge along the side of the proposed garage would need to be removed which means that the proposal would be clearly visible from Poplar Drive, however, in this instance, the scale and design are considered appropriate and the proposal would be built in brick and tiles to match the existing building.  The existing hedge would be retained at the front providing screening when viewed from Holly Grove.  

As mentioned earlier, the property is on a corner plot and the proposed garage would be on the side elevation some distance from neighbouring property; the impact on residential amenity is therefore considered minimal.  I note the point made by the neighbour that the garage could be used for repairing cars and it is therefore considered appropriate to attach a condition to any permission granted, stipulating that the garage should not be used for commercial purposes.

There appears to be ample vehicle turning space in the rear concrete flagged yard area and the County Surveyor has not raised any concerns in this respect.

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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 garage shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

APPLICATION NO:
3/2006/1044/P
(GRID REF: SD 8223 4927)

PROPOSED CHANGE OF USE OF AGRICULTURAL LAND TO FACILITATE RESITING OF THE AMENITY AREA AND SITING OF THE REMAINING 15 LODGES FROM THE 62 ORIGINALLY GRANTED UNDER REFERENCE 3/2002/0104/P AT RIBBLESDALE PARK, MILL LANE, GISBURN

	PARISH COUNCIL:
	No representations received at the time of preparation of this report.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the proposal.

	
	
	

	NEARBY RESIDENTS AND ADVERTISEMENT:
	No representations have been received.


Proposal

Ribblesdale Park is a tourist facility offering holiday lodges to purchase, although with occupancy conditions attached to maintain the holiday use function.  It comprises 5.1 hectares of land which has been separated from the larger Gisburne Park.  Planning permission was granted on appeal in April 2003 for 62 lodges and an amenity area.  47 lodges (or bases for lodges) have been or will be laid out on the area formerly intended to accommodate 62.  This gives a reduced density with increased landscaping and planting around and between the lodges.  The applicants consider that this has the benefit both to occupiers and to visual amenity in general since, as the planting becomes more established, the screening effect will increase.  The applicants still intend, however, if possible, to install 62 units in total.  

This application therefore seeks planning permission for 15 units on land to the north of the originally approved area for the 62 units.  In the original scheme, part of this land was to be the amenity area, with the remainder continuing as agricultural land within the Gisburne Park Estate.  Also as part of this current application, the amenity area is now to be sited on a piece of land at the southern end of the site close to its entrance on to Mill Lane.  Originally, this particular piece of land was not identified for any specific use.  

Site Location

Ribblesdale Park is located on the north eastern side of Mill Lane just to the west of Gisburn village.  The Park, including both areas of land to which this current application relates, is designated as open countryside whilst the land on the opposite side of Mill Lane is within the Forest of Bowland Area of Outstanding Natural Beauty.  

The application site as defined on the submitted plans comprises the area of land to the north of the existing lodges where the proposed 15 lodges are the be sited; the area of land to the south of the main part of the site which is to be the recreation area; and the main road through the existing development which links those two areas.  The other areas of Ribblesdale Park and the adjoining Gisburne Park are identified as also being within the applicant’s ownership.  

Relevant History

3/02/0104/P – Change of use of land from agricultural to site for 62 holiday homes and associated engineering operations.  Refused but allowed on appeal subject to conditions.

3/04/0454/P – Demolition of existing outbuilding and erection of replacement building as estate office.  Refused. 

Relevant Policies

Policy G1 - Development Control.

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

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

Environmental, AONB, Human Rights and Other Issues

In considering the appeal against the refusal of the original application for the 62 units, the Inspector considered the main issues to be the effects of the proposal on the landscape of the open countryside and the adjacent Area of Outstanding Natural Beauty by reason of its size, scale, design and siting.  Having considered the proposal in relation to those issues, he concluded that the development was acceptable and complied with the relevant policies of the Structure Plan and the Local Plan.  The Inspector therefore allowed the appeal subject to a number of conditions.  

I consider those same issues to be pertinent to the determination of this current application.  The area upon which the proposed 15 units are to be sited is ground which slopes downwards from south to north from the area occupied by the existing units towards Gisburne Park Hospital.  There is an existing extensive tree belt to the west of this part of the site and an avenue of Lime trees to the east.  Considerable landscaping has already been carried out in the areas of Gisburne Park surrounding the existing lodges.  A comprehensive scheme of further landscaping has been submitted with this current application.  This includes the planting of trees to fill gaps in the avenue of Lime trees.  A 2m high bund with natural looking contours and planting will also be formed close to the northern edge of the site.  With this existing and proposed additional screening, the proposal will not, in my opinion, have any significant effects upon the landscape or the general appearance of the locality.  This particular part of the site does not immediately adjoin the AONB.  The Countryside Officer has studied the landscaping proposals and visited the site, and he also considers this particular element of the current application to be acceptable.  

The other element of the application concerns the use of land adjoining Mill Lane, and close to the site entrance, as a recreational area.  This will include a water feature/pond, wild flower meadow and facilities such as golf, swing ball, boules pitch, croquet etc.  There is no reference in this application to any buildings or structures associated with this proposed use of the land.  In the event of planning permission being granted, and in view of the proximity of this part of the site to the AONB, I would suggest the imposition of a condition which requires planning permission to be obtained for any buildings or structures (including children’s play equipment) on the land.  The applicants consider that this area would be unsuitable for the siting of lodges due to its proximity to the road, but the use of it as amenity space enables benefit to be derived from what was previously a rather neglected area.  They also consider that this use of this particular piece of land would tie in well with the pedestrian route to the village which leaves the park from a point close by.  Subject to conditions which require planning permission to be sought and granted for any buildings or structures, I also consider this to be an appropriate use of this piece of land which would not have any detrimental effects on the appearance of the locality including the adjoining ANOB. 

Overall, when considered against the same criteria as those used by the Appeal Inspector in respect of the original development, I consider both elements of this application to be acceptable and in accordance with the relevant Local Plan policies.  

Before making a recommendation, however, there is an issue which requires Committee’s consideration.  In its Appeal Statement in respect of the original development, the Council was required to suggest conditions which it would wish to see imposed in the event of the Appeal being allowed.  In respect of the occupancy of the lodges, the Council suggested what, at that time, was its standard condition as follows:

· The units of accommodation shall not be let or occupied by any one person or group of persons for a continuous period of longer than three months in any one year and, in any event, shall not be used as a permanent accommodation.  

The Inspector, however, considered that this condition would be difficult to enforce and its requirements could be easily circumvented by those wishing to do so.  He therefore imposed the following condition:

· The mobile homes hereby permitted shall not be occupied as permanent dwellings and shall be used for holiday purposes only.

Members may recall the Caravan Compendium – A Guide to Policy Implementation, which was discussed on 14 June 2005 and which suggested that the Council should restrict the maximum length of season on holiday sites to ten months and six days.  That was based on agreements made in conjunction with a legal appeal against a condition on a caravan site licence issued by Community Committee about the open period.  In this case, although restricted to holiday use, and not use as a sole or main residence, the existing lodges can be occupied at any time of the year (there is no closed period).  As this current application does not involve any increase in the already authorised number of lodges,  but just relates to the location of 15 units on a different piece of land, I am of the opinion that it could be considered unreasonable to impose any more onerous an occupancy condition on these 15 units than that applied to the other 47 units.  However, I accept that to not impose a condition that restricts occupancy to ten months and six days would be inconsistent with the Caravan Compendium and with a number of recent decisions where the length of season has been restricted to that which is advised in the Compendium.  Committee’s views on this issue would be appreciated.

SUMMARY OF REASONS FOR APPROVAL

The proposed developments will have no significant detrimental effects on the appearance of the locality, including the adjacent Area of Outstanding Natural Beauty, the amenities of any nearby residents or highway safety.

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

1.
All planting, seeding or turfing comprised in the details of landscaping submitted with the application (ie Ribblesdale Park Phase 3 Development Landscaping Proposals prepared by Elysium Design Limited) shall be carried out in the first planting and seeding seasons following the occupation or use of any part of the development (unless the Local Planning Authority agrees in writing to any alternative timescale) and shall be maintained in accordance with the approved details for a period of not less than five years from the date of implementation.  Within that period, any trees or plants which die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.  


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan. 

2.
Prior to the commencement of the development hereby permitted, precise details of the finished ground level of each plot and details of any excavation works shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out and operated in accordance with the approved details.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan. 

3.
No more than 15 mobile homes (or their equivalent) shall be stationed at any one time on the site as defined in red on this application.  Before any unit is stationed, precise details of its design and external materials shall be submitted to and approved in writing by the Local Planning Authority.    The development shall be carried out and operated in accordance with the approved details.  


REASON:  To comply with the terms of the application and in the interests of visual amenity, and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.

4.
No more than a total of 62 mobile homes (or their equivalent) shall be stationed at any one time on the area which comprises that defined in this planning application plus the area approved for the siting of mobile homes by planning permission 3/2002/0104/P.  


REASON:  To comply with the terms of the application and in the interests of the appearance and character of the locality and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan. 

5.
No buildings or structures (including children’s play equipment), shall be constructed or stationed on land identified in the application as The Recreational Area, unless a planning application has first been submitted to and approved by the Local Planning Authority in respect thereof.-


REASON:  In the interests of preserving the visual amenities of the locality, including the adjoining AONB, and to comply with Policies G1, ENV2, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.  

6.
Before the development hereby permitted is commenced, details of any lighting (either within the Recreational Area or the area for the siting of the 15 units) including details of the location and height of columns and the intensity of lighting, shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out and operated in accordance with the approved details.


REASON: In the interests of visual amenity and to comply with Policies G1, ENV2, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.

7.
The mobile homes/lodges hereby permitted shall not be occupied as permanent dwellings and shall be used for holiday purposes only.  


REASON:  To comply with the terms of the application and in accordance with Policies G5 and RT5 of the Ribble Valley Districtwide Local Plan, the Council’s Interim Supplementary Planning Guidance – Housing and Policy 12 of the Joint Lancashire Structure Plan in order to limit occupation of the site, ensuring it remains holiday accommodation only. 

APPLICATION NO: 3/2006/1049/P
(GRID REF: SD 7080 4580)

PROPOSED ERECTION OF DOUBLE ENTRANCE GATES (RETROSPECTIVE) AT HODGSON BARN AND HIGHER HODGSON BARN, BROWSHOLME ROAD, WADDINGTON

	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter has been received informing Members of the Planning and Development Committee of errors of fact and/or misleading statements in the application.  The following points are raised:



	
	1.
	The applicant was aware that he needed planning permission for the gates before they were erected and is trying to circumvent the planning process.



	
	2.
	Gates were never situated on the bridge as stated in the Design and Access Statement.



	
	3.
	It is misleading to label a private access track as Browsholme Road because that adopted public road terminates some ½ mile to the north west.



	
	4.
	The occupants of the barn conversions only have right of way to pass over the neighbours curtilage, not to stop and start or turnaround on it.  The gates have created a significant nuisance for the neighbour whenever tradesmen or visitors arrive without pre-warning and the gates fail to open.  When vehicular access is denied, cars and vans are parked on the neighbours drive, obstructing access.



	
	5.
	There is no pedestrian access when the gates are locked.



	
	6.
	Damage from turning vehicles on Hodgson Moor’s private curtilage.



	
	7.
	In conclusion, the neighbour does not object on aesthetic grounds, but believes the gates would be ideally positioned 5-10m back from the middle of the bridge on each of the applicants driveways.


Proposal

This planning application is retrospective and details a pair of stained hardwood gates hung from natural stone gateposts, the overall width of the entrance being approximately 4.8m.  The gates are of traditional 6 bar construction with a diagonal, the height to the top bar being 1.2m and the maximum height overall being approximately 1.7m.  The gateposts sit between existing stone walls, and the gates open into the two properties, Hodgson Barn and Higher Hodgson Barn.

Site Location

The application site is relatively isolated being situated approximately 1½ miles to the north of Waddington on the west side of Fell Road.  The gate has been sited on the bridge over the brook which forms part of the boundary between the two barn conversions on the west side of the brook and Hodgson Moor, the original farmhouse (now rebuilt), on the east side.

The site is within the Area of Outstanding Natural Beauty. 

Relevant History

3/2005/0198/P – Single storey side extension.  Approved with conditions 28 April 2005.

3/2003/0847/P – Extension to garage to create two stables.  Approved with conditions 3 November 2003.

3/2003/0810/P – Erection of porch.  Refused but allowed on appeal.

3/2003/0693/P – Two no. stables (loose boxes).  Approved with conditions 19 September 2004.

3/2001/0560/P – Change of use and conversion of barn to form two no. dwellings with associated outbuildings.  Approved with conditions 9 October 2001.

3/2000/0138/P – Conversion of barn into two dwellings.  Approved with conditions 2 June 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

Permitted development rights were withdrawn from the barns and residential curtilages when planning permission was granted for the conversion otherwise planning permission would not have been required for this retrospective proposal.  Permitted development rights were removed from the conversions to prevent inappropriate developments.  In my opinion, the gates and gateposts are of traditional design and agricultural appearance and have little impact on the character and appearance of the AONB or the character of the barn conversions.

The siting of the gates has given rise to visitors to the properties having to stop outside the neighbours property, Hodgson Moor, should the gates happen to be closed.  The vehicles then have to turn around on the access track if the occupiers of the barns are away and the gates are locked.  The objector cites such an example in their letter of objection, arguing that this leads to access problems for Hodgson Moor, damage from turning vehicles and noise disturbance to the neighbour.  Given that the gates give access to only two properties, such occurrences would appear to be relatively infrequent.

In view of the objector’s statement that the occupiers of the barn only have rights of way across Hodgson Moor’s curtilage, these issues are legal matters which should have no bearing on the planning decision.

I can therefore see no significant planning objections to this retrospective planning application and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/0001/P
(GRID REF: SD 378157 446309)

PROPOSED Construction of stone garden workshop replacing two timber sheds and increasing the width of the access at Browtop Cottage, Sawley Brow, Sawley
	PARISH COUNCIL:
	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council – The Parish Council objects to the application as they think it will have a significant and overbearing impact on the area.

	
	
	

	NEARBY RESIDENTS:
	No letters have been received at the time of the report submission.


Proposal

To erect a single storey, stone built, garden store replacing the two existing timber sheds on site and increase the width of the access. 
Site Location

The site in question is just off the A59 on Sawley Brow, heading down into Sawley, and is situated just within the boundary of the Forest of Bowland Area of Outstanding Natural Beauty as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1996/0147/P – Single Storey Extension – Granted Conditionally.

3/1992/0430/P – Erection of Conservatory – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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 application submitted by Mr and Mrs O’Brian is for a single storey, stone built, garden store to replace the two existing timber buildings on site. The application also shows the existing fence line being moved in order to increase the width of the access into the site.

The proposed garden store will be approx. 3m in height and the elevation most visible from Sawley Brow will be constructed in random rubble stone, with other elevations being rendered to match the existing dwelling. The roof will be of blue slate.

Bearing in mind the site is currently screened from the adjacent A59 by a large number of trees across from the access road (see photographs), and also bearing in mind the design of the proposed building, it is considered that the application complies with the relevant policies, by virtue of the fact that;

· The building is located adjacent to the existing dwelling,

· The building development is sympathetic to its surroundings,

· The building height is no significant increase to those already on site, and will therefore create less of an impact on the visual amenity, and

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

I note the comments of the Parish Council but do not consider that this application will any significant impact on the residential amenity of the nearby neighbours, or will cause a detrimental impact on the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty, and as such it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


REASON:  In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings” ensuring a satisfactory standard of external appearance given the location of the property in the Forest of Bowland Area of Outstanding Natural Beauty.

2.
The proposed garden store shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

APPLICATION NO:
3/2007/0024/P
(GRID REF: SD 6975 3420)

PROPOSED MODIFICATION OF CONDITION NO 2 ON PLANNING PERMISSION 3/2005/0516/P SO THAT THE NAME OF THE PERSON IS CHANGED FROM NATASHA NEWALL TO SARAH MYERS AND SEAN KEARNS, FOR USE OF THE BUILDING FOR SWIMMING LESSONS AT REDWOODS, WHITEHALGH LANE, LANGHO

	PARISH COUNCIL:
	The Parish Council has no objections to this application but they would like to take this opportunity to point out their original comments on the drainage of water from the swimming pool.  They objected to this proposal when it was originally proposed in December 2003.  They were concerned then, and are still concerned, about the waste water treatment, and the possibility of waste water contaminating adjoining water courses.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No LCC highways observations.

	
	
	

	NEARBY RESIDENTS:
	A letter has been received from a local resident who was pleased when he/she heard that the swimming lessons were ceasing, but disappointed when he/she heard that they were to continue.  He/she considers that the lane leading from Whitehalgh Lane to the site is inadequate for the traffic associated with this use, as it is a single track public footpath, and its junction with Whitehalgh Lane is close to a bend.  This is all detrimental to highway safety.


Proposal

In 2003, planning permission was granted for the use of a private swimming pool for swimming lessons for a temporary period up until 30 June 2005 (3/03/1071/P).  The permission was renewed on 9 August 2005 (3/05/0516/P).  Condition No 2 of the renewal permission stated that the permission was only for the benefit of Natasha Newall, the person giving the swimming lessons at that time.  Condition No 3 of the existing permission restricts the permission to a temporary period expiring on 10 August 2010.  

Ms Newall no longer uses the pool for providing swimming lessons, but it is now proposed that Sarah Myers will use the pool for the same purpose.  The application therefore seeks permission for the variation of condition No 2 of the existing temporary permission so that the named users are changed from Natasha Newall to Sarah Myers and Sean Kearns.  Mr Kearns is the owner of the property, and his planning agent considers the existing permission to be unusual in that the land owner is not entitled to benefit from the permission.  It is for this reason that the owners name is now also proposed for inclusion in the personal condition.

Site Location

The indoor swimming pool is attached to the property known as Redwoods which is sited approximately 160m to the west of Whitehalgh Lane accessed via a tarmac track.  There is an existing parking area within the site.  The site is in an area designated as open countryside.  

Relevant History

3/03/1071/P – Use of private swimming pool for swimming lessons.  Approved with conditions.

3/05/0516/P – Continuation of use of private swimming pool for swimming lessons for 5 years.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

This swimming pool at a private residential property has now been used for swimming lessons for approximately 4 years by virtue of two planning permissions which were granted for temporary periods in order for the Committee to assess and review the impact of the development against the requirements of Policy G1 of the Local Plan.  As the County Surveyor made no objections to the first renewal application and has made no observations on this current application, it can be concluded that the use has not caused significant highway concerns over the past 4 years.  This therefore represents the response to the objections raised by a local resident (who does not live in the immediate vicinity of the site).  

The other amenity consideration relates to the effects of the use on neighbouring dwellings from the comings and goings of people to the lessons offered.  No objections/concerns have been received from properties which share the access track or which are located at its junction with Whitehalgh Lane.  

I note the comments of the Parish Council and would comment that, whilst this is a commercial use of a residential property in a rural location, it is on a relatively small scale and has already been authorised on two occasions by this Committee.  In respect of health and safety legislation, the Council's Environmental Health Officers make inspections of the premises, and it does accord with the relevant legislation.  

I can see no reasons why any of the above should change as a result of the proposed new named person giving the swimming lessons.  I can also see no reason why the property owner should not be included in the personal permission.  Should there be any changes which are detrimental to any of the relevant interests, the existing temporary condition will enable the permission to be reviewed again in 2010.  

Overall, I can see no objections to the proposed variation of the existing personal condition.

SUMMARY OF REASONS FOR APPROVAL

The proposed change of names on the existing personal condition should not result in any significant detrimental impact on nearby residential amenity, nor should it have an adverse visual impact or be to the detriment of highway safety.  

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

1.
This permission shall inure for the benefit of Sarah Myers and Sean Kearns in connection with the use of the pool to provide swimming lessons only and not for the benefit of the land nor for any other person or persons, whether or not having an interest in the land.  


REASON: Permission would not have been given for the proposed development but for the particular circumstances applying in this case, as the development would otherwise be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE

1.
The applicant is advised that condition No 3 of planning permission 3/2005/0516/P (ie temporary permission expiring on 10 August 2010) will continue to apply.

INFORMATION / DECISION
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