RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
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THURSDAY, 15 MARCH 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:

	3/2006/0723/P
	Erection of first floor extension above existing garage to form additional bedroom and en-suite bathroom
	34 Pendle View

Brockhall Village

	3/2006/0886/P
	Two storey side extension and single storey rear extension 
	Arden Lea

Beechthorpe Avenue

Waddington

	3/2006/0916/P
	Agricultural livestock building (pheasants)
	Old Greenwoods Farm

Lane Ends

Bolton-by-Bowland

	3/2006/0925/P
	Two storey extension to the rear and new porch to the front
	4 York Lane

Langho

	3/2006/0947/P
	Installation of 2 No photo voltaic cells 
	Bowland Wild Boar Park

Chipping

	3/2006/0964/P
	Erection of first floor extension and extension to existing rear porch
	Sykes Farm

Higher Commons Lane

Osbaldeston

	3/2006/1011/P
	Demolition of existing timber frames function room and replacement building inclusive of new pitched roof over
	Beacon Fell View Holiday Park, Longridge

	3/2006/1014/P
	Re use of existing traditional agricultural building for the production of steel framed buildings with no material change or alteration to the existing building (Retrospective Application)
	Feazer Farm

Fell Road

Waddington

	3/2006/1017/P
	Dormer Extension to East Elevation of previously approved planning application (App. No. 3/2006/0208)
	Austin House

Malt Kiln Lane

Chipping

	3/2006/1019/P
	Erection of an open fronted timber framed storage building, replacing three cabin type structures within the residential curtilage  
	Jenkinson’s Barn, Mile Lane

Thornley

Longridge

	3/2006/1020/P
	Double sided externally illuminated (static) projecting sign (resubmission of 3/2006/0763/P) at Bradford & Bingley
	8 Towneley Parade

Longridge

	
	
	

	
	
	

	3/2006/1021/P

(LBC)
	Replacement of all windows at rear of property (five) and side (one).  Similar design to existing frames (which have been installed for 23 years), 6mm double glazed windows as currently in kitchen and bathroom 
	The Coach House Barn

Bolton-by-Bowland

	3/2006/1033/P
	Repositioning of lazer 2 solar panel from patio to front roof slope
	Fernside Barn

Twiston

	3/2006/1034/P
	Roof light to north east facing roof slope 
	Fernside Barn

Twiston

	3/2006/1040/P
	Clearance of existing storage yard and erection of storage building including staff facilities
	Read Garden Centre

Old Coal Staithe, Read

	3/2006/1042/P (CDA)
	Three illuminated (static) internal fascia signs
	British Aerospace

Samlesbury

	3/2006/1043/P
	Erection of conservatory to rear
	82 Riverside

Low Moor, Clitheroe 

	3/2006/1045/P
	Replace flat roof with traditional timber and slate roof.  Remove identified (on drawings) internal walls.  Move electricity meter.  Replacement windows
	50 Higher Road

Longridge

	3/2006/1048/P
	Proposed two storey and single storey extension 
	Gamble Hole Farm

Newton

	3/2006/1049/P
	Erection of double entrance gates (retrospective)
	Hodgson Barn and Higher Hodgson Barn, Browsholme Road, Waddington

	3/2006/1053/P
	Demolition of existing detached garage and construction of new attached garage extension
	Spencer Farm, Whins Lane

Read

	3/2006/1054/P
	Extension to cattle/store shed
	Woods Brow

Balderstone

	3/2006/1055/P
	Erection of a timber framed open fronted general purpose agricultural storage building
	Cottams Farm

Smalden Lane

Bolton-by-Bowland

	3/2007/0002/P
	Rear conservatory extension 
	84 Rogersfield, Langho

	3/2007/0003/P
	Extension to conservatory on rear elevation
	Highfield, Snodworth Road

Langho

	3/2007/0004/P
	Two storey side extension 
	36 Grindleton Road

West Bradford

	3/2007/0007/P
	Two storey side extension and front porch extension 
	12 Meadow View

Clitheroe

	3/2007/0008/P
	Amended extension to cattery
	Wiswell Kennels & Cattery

Pendleton Road, Wiswell

	3/2007/0009/P
	Single storey extension to rear, bedroom extension over existing garage, new canopy, stone facings to two elevations and new roof covering
	The Eaves

Pendleton Road

Wiswell

	3/2007/0011/P
	Two storey extension to form additional bedroom and additional garage space
	23 Feildens Farm Lane

Mellor Brook

	3/2007/0013/P
	Proposed rear dining room extension
	Town Head Farmhouse Slaidburn Road, Grindleton

	3/2007/0014/P
	Detached garage and existing garage conversion
	Eaves Paddock, Eaves Hall Lane, West Bradford

	3/2007/0015/P
	Rear conservatory 
	3 Crumpax Meadow

Longridge

	3/2007/0018/P
	Two storey extension
	12 Hawthorne Place

 Clitheroe

	3/2007/0019/P
	Substitution of house type to replace balcony with extended bedroom and alter garage doors.  Amendment to application 3/2006/0243/P (resubmission)
	Plot 5, The Drive

Brockhall Village

Old Langho

	3/2007/0020/P
	Single storey extension to kitchen and two storey extension to side (resubmission)
	Station House

Mill Lane, Gisburn

	3/2007/0022/P
	Erection of horticultural polytunnel, 6.4m x 14.63m for protection of shrubs and plants in temporary storage 
	Lane Ends Farm

Hothersall Lane

Hothersall

	3/2007/0023/P
	Single storey side extension and porch 
	Cockerham Hall

Saccary Fold, Mellor

	3/2007/0026/P
	New single storey extension to rear and two storey extension to side
	34 Berkeley Drive

Read

	3/2007/0031/P
	Demolish existing single storey kitchen extension and increase kitchen facilities with new single storey rear extension 
	14 Mytton Road

Whalley

	3/2007/0035/P
	Extension to existing office accommodation; provision of covered play; alterations to car park to provide extra parking
	Ribblesdale Nursery

Queen’s Road

Clitheroe

	3/2007/0036/P
	Amendments to proposed new garage, stable and potting shed (resubmission of 3/2006/0110/P)
	Pinfold Farm, Preston Road Ribchester

	3/2007/0038/P
	1 x 9m light wood pole, 7.5m above ground level sited to minimise visual impact with associates wires 
	Outbuilding adjacent to Pendle Witch PH

38 Whalley Road

Sabden

	3/2007/0042/P
	Two storey side extension and detached garage (re-submission)
	52 Ribchester Road

Salesbury

	3/2007/0051/P
	Kitchen extension 
	19 Durham Road, Wilpshire

	3/2007/0054/P
	Manure store
	New Laithe Farm

Bolton-by-Bowland

	3/2007/0055/P
	Sheep housing
	New Laithe Farm

Bolton-by-Bowland

	3/2007/0056/P
	Demolish existing garage and rebuild in block and render dash to match garage next door (No 26)
	28 Mayfield Avenue

Clitheroe 

	3/2007/0058/P
	Single storey extension to rear of property 
	51 Chaigley Road

Longridge

	3/2007/0059/P
	Erect PVCU conservatory to rear of property 
	5 Weavers Croft

Billington 

	3/2007/0061/P
	Demolition of existing rear conservatory and erection of two storey extension and single storey sunroom
	21 Dorset Drive

Clitheroe 

	3/2007/0067/P
	Kitchen extension 
	Beech Cottage, Grindleton

Clitheroe, Lancashire

	3/2007/0068/P
	New bay window
	12 Wiswell Lane

Whalley

	3/2007/0069/P
	Two storey extension to create bedroom/dining/kitchen/utility rooms
	4 Pendle View

Brockhall Village

	3/2007/0070/P
	Dormer extensions to front and rear of property
	7 Lindale Road

Longridge

	3/2007/0076/P
	Rear single storey extension 
	4 Woodlands Drive

Whalley

	3/2007/0079/P
	Extend over existing ground floor to form new dormer extensions at first floor providing an extra bedroom with en-suite
	84 Hacking Drive

Longridge

	3/2007/0081/P
	Single storey extension to rear of dwelling
	18 Mayfield Avenue

Clitheroe 

	3/2007/0086/P
	Construction of 1.2m wide Bitmac footpath for use by pedestrians and disabled users
	Recreation ground adjacent to Sabden Brook

Sabden

	3/2007/0090/P
	Convert wash-house and coalhouse into kitchen and demolish old walls where necessary 
	12 Humber Street

Longridge


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0929/P
	Two fascia signs with internal, static illumination
	4 Berry Lane

Longridge
	Policies G1, ENV16 and S14 – Adverse impact on character and appearance of Longridge Conservation Area.



	3/2006/0992/P
	Additions to existing signs (retrospective)
	Little Town Farm, Chipping Road, Thornley (one at Chipping Lane, one at Longridge Road, Thornley


	Policies G1, ENV1, ENV3 and RT7 - detrimental visual impact.

	3/2006/0993/P
	Erection of two one-bedroomed apartments on domestic garden area 
	Land adjacent to 

16 Colthirst Drive

Clitheroe
	Policy G01 – Over intensive development to detriment street scene.



	3/2006/0994/P (PA) & 3/2006/0995/P (LBC)
	Construction of a conservatory to provide additional living
	Rod Hill Lodge

Bolton-by-Bowland
	The proposal would be harmful to the agricultural character of the listed building because of its size and domestic form and appearance. This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	3/2006/1007/P
	Redevelopment of existing garage/store into accommodation, including dormer windows at first floor 
	1 Green Fern 

West Bradford Road

Waddington.
	Policies G1, ENV3, H9 - Overlarge building to detriment of visual and residential amenity.



	3/2006/1022/P
	Kitchen extension to rear  
	1 Clitheroe Road

Sabden
	G1, ENV1, H10, SPG ‘Extensions and Alterations to Dwellings’ - detrimental to residential amenity



	3/2006/1050/P
	Single storey extensions to property plus the insertion of two roof lights in the rear elevation
	Prospect House

19 Pendleton Road

Wiswell
	G1, ENV16, H10, Supplementary Planning Guidance ‘Extensions and Alterations to Dwellings’ – unsympathetic and discordant extension to detriment of visual amenities of the Conservation Area. 



	3/2007/0019/P


	Substitution of House Type to replace balcony with extended bedroom and alter garage doors. Amendment to application 3/2006/0243/P (Re-submission)
	Plot 5

The Drive

Brockhall Village

Old Langho
	The proposal by virtue of its location, scale, design and massing is considered contrary to Policies G1 and H10 of the Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance on alterations and extensions to dwellings, as it would create an overbearing built form on the boundary with the adjacent property no. 8 The Drive which would also result in further loss of natural daylight, and therefore be of detriment to the residential amenity of the occupiers of the neighbouring dwellings.


REFUSAL OF CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2006/0340/P
	Certificate of Lawfulness for manufacturing development with ancillary storage Use Class B2 in accordance with outline planning permission 7/7/1528
	Land adjacent to the former Philips Factory site and land to the west of Simonstone Lane, Simonstone


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/1004/P
	10 bed medium secure psychiatric unit
	Gisburn Park Hospital

Park Road, Gisburn

	3/2006/1005/P
	Demolition of gardener’s cottage to allow construction of an additional medium secure psychiatric care home unit
	Gisburn Park Hospital

Park Road

Gisburn


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 adjourned, scheduled for another 2 days, 19 & 20 March 2007
	

	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
	_
	Site visit 10am, 23.2.07

Awaiting decision

	3/2006/0373

D
	31.10.06
	Mr & Mrs T Ball

Detached granny annex in rear garden

Seven Acre Cottage

Forty Acre Lane

Longridge
	WR
	_
	Site visit 1pm, 22.2.07

Awaiting decision



	3/2006/0244

O
	6.11.06
	Reedley Leisure Ltd

Erection of office block

Land at

The Spinney

Grindleton
	WR
	_
	APPEAL DISMISSED 5.2.07

	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
	_
	Site visit 12.45pm, 13.3.07

Awaiting decision

	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

D
	23.1.07
	John Edwards

Construction of double glazed porch over side entrance to house

13 Ribchester Road

Wilpshire
	WR
	_
	Statement to be sent by 5.3.07 

Awaiting site visit


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: 3/2006/0583/P
(GRID REF: SD 6201 3143)

PROPOSED EXPANSION OF EXISTING AEROSPACE MANUFACTURING AND ENGINEERING FACILITY TO INCLUDE ADDITIONAL INDUSTRIAL SPACE (ABOUT 58,000m2) OFFICE SPACE (ABOUT 39,000m2) WITH ASSOCIATED ACCESS, CAR PARKING, SURFACE WATER ATTENUATION WORKS AND ANCILLARY RECEPTION BUILDING, CRÈCHE AND RESTAURANT (ABOUT 3,000m2) AT SAMLESBURY AERODROME, BALDERSTONE

	BALDERSTONE PARISH COUNCIL:
	Object on grounds that the proposed access arrangements are inadequate having regard to the increase in traffic.  Make the following suggestions:



	
	1.
	Introduce an A677 entrance/exit for construction traffic.



	
	2.
	Introduce a new A677 entrance as a permanent feature with a new roundabout to slow traffic on the A677.



	
	3.
	Traffic lights at the A59 junction to operate at peak times.



	
	4.
	Major reorganisation of road junction at the Swallow Hotel with a new road direct to the British Aerospace site.



	
	5.
	Parish Council cannot accept construction using Eastgate given the bypass was constructed to reduce traffic in Mellor Brook.



	MELLOR PARISH COUNCIL:
	Whilst welcoming the envisaged increase in high tech employment from the scheme, object on the following grounds:



	
	1.
	The new access will cause problems in terms of increased through traffic both to Mellor and adjacent villages on roads that are already under strain. Transport assessment makes no reference to the narrow roads, and does not mention the increase in usage of perhaps 200 cars per day in each direction.



	
	2.
	The new entrance will increase the ‘rat run’ from vehicles going to and from the site with Mellor Lane and Mellor Brow seriously affected and Mellor Brook will bear the brunt of the added traffic.



	
	3.
	Consideration should be given to a new access point from the Swallow junction.



	HIGHWAYS AGENCY:
	Any planning permission which the planning authority may grant shall include the conditions shown, for the reasons given:



	
	1.
	Prior to the occupation of development hereby approved, details of the BAE Samlesbury Transportation Steering Group (BSTG) shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport. The BTSG shall thereafter be convened in accordance with the agreed details. The details shall include membership, role, responsibilities and frequency of meetings. The BTSG shall have as its purpose the review of monitoring data supplied pursuant to condition 2 and consideration of overall travel behaviour at the site.



	
	2.
	No development pursuant to this application shall be occupied until:-

a)
Full details for an automated system to monitor vehicle trips to and from the site have been        submitted to and approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport; and   

b)
The system referred to in condition 2(a) has been implemented to the satisfaction of the Local Planning Authority in consultation with the Secretary of State for Transport



	
	
	The details to be submitted pursuant to condition 2(a) shall include:

· How the system will be maintained 

· Length of the monitoring period which shall not end less than 5 years from the date of full occupation of the site

· Details of the monitoring equipment

· How the data will be collected

· How the results will be reported



	
	3.
	No development exceeding 11,500m2 of B1 office, B2 industrial or ancillary floorspace shall commence until full design and construction details of the following required improvements to the M6 Junction 31 have been submitted to and approved in writing by the Secretary of State for Transport in consultation with the Local Planning Authority:



	
	
	a)
Signalisation of the westerly grade separated roundabout of M6 Junction 31, as shown in outline in the complete scheme drawing 987/10 Rev A, prepared by Ashley Helme Associates, dated June 2006, or such other scheme as may be agreed in writing with the Secretary of State for Transport in consultation with the Local Planning Authority.

b)
Signalisation of the easterly grade separated roundabout of M6 Junction 31, including access control arrangements on the southbound on-slip, as shown in outline in the complete scheme drawing 987/10 Rev A, prepared by Ashley Helme Associates, dated June 2006 or such other scheme as may be agreed in writing with the Secretary of State for Transport in consultation with the Local Planning Authority.



	
	
	The details to be submitted shall include:

· How the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations, 

· Full signing and lighting details, 

· Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations / departures from standards),

· An independent Stage One & Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes.

· New Approach to Appraisal (NATA) / Project Appraisal Report (PAR) assessment.



	
	4.
	Where having first occupied the development, monitoring in accordance with the requirements of Condition 2a shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1275 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 2), no further development shall be first occupied until the highway improvements specified in Condition 3a, have been constructed and completed, unless the total occupied development would be less than 11500sqm gross floor area.



	
	5.
	Where, having first occupied the development, monitoring in accordance with the requirements of Condition 2a shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1450 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 2), no further development, exceeding that allowable by condition 4, shall be first occupied until the highway improvements specified in  Condition 3b above, have been constructed and completed.



	
	6.
	Where, having first occupied the development, monitoring in accordance with the requirements of Condition 2a shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1700 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 2), no further development, exceeding that allowable by condition 5, shall be first occupied until full design and construction details of improvements to the northbound diverge slip road of M6 Junction 31 have been approved by the Secretary of State for Transport in consultation with the Local Planning Authority and completed in accordance with those approved details. The purpose of the improvements will be to mitigate the impact arising from the development on this diverge arrangement when analysed against DMRB TD22/06 ‘Layout of Grade Separated Junctions’ or, on agreement, some other appropriate Departmental Standard applying at the time of the analysis.


	
	
	The details to be submitted shall include:

· How the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations, 

· Full signing and lighting details, 

· Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations / departures from standards),

· An independent Stage One & Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes.

· New Approach to Appraisal (NATA)/Project Appraisal Report (PAR) assessment.



	
	7.
	The maximum gross floorspace of the development hereby approved, shall not exceed the limits shown in Table 1 below:



	
	
	Table 1
Land Use

Total GFA 

m²

Industrial

57884

Office

39048

Ancillary (including but not limited to Restaurant, Creche, Reception)

2916



	
	8.
	Car parking provided pursuant to this permission shall not exceed the maximum parking levels permitted by Lancashire County Council’s Adopted Car Parking Standards, as contained within the Joint Lancashire Structure Plan 2001 – 2016 and specified in Table 2 below:



	
	
	Table 2

Land Use

Space per m2 of gross floor area

B1 a / b (Office and Research and Development)

1: 30

B1c ( Light Industrial)

1:30

B2 (General Industrial)

1:45



	
	

	LCC COUNTY HIGHWAYS:
	No formal responses but indicated verbally that based on the alterations achieved during consideration of this application that the scheme subject to conditions, is now acceptable.

	
	
	

	COUNTY PLANNING:
	The development is located within the limits of the operational land of the site. The applicant is undertaking substantial specialised activities of international and local significance involving large scale investments.  Considers the case is justified and the proposal conforms to Structure Plan Policy subject to specific comments and conditions.

Industrial Development:  The additional 57,884m2 of industrial floor space is located on existing employment land and within the limits of the operational land.



	
	Office Development:  Policy 17 of the Joint Lancashire Structure Plan states that within rural areas sites for office development should be located in accordance with Policy 5.  This states that any proposals should be of a scale and nature appropriate to its location.   The scale of the new development is considerable but within the limits of the operational land.

Transport:  Policy 1B states that development should contribute to high accessibility to all by walking, cycling and public transport.  A draft document on planning applications in Lancashire has been produced and is a material consideration.  The site has a low accessibility score of less than 9 and, as such, substantial development investment in improvement of accessibility to the site by non car modes is required to make the scheme acceptable.  Consider that substantial dialogue is necessary to ensure a satisfactory travel plan.  Advocates a need for the penetration of a dedicated bus service into the site with a mini interchange.  Provision of two quality bus stops and pedestrian crossings would also be necessary.  Revenues to secure these services should be in place and continue five years post final stage.  

Parking:  Overall levels of parking is in conformity but insufficient shown for mobility impaired, motorbike and cycle provision.  It may be possible to have a lower standard in relation to mobility impaired providing it is in consultation with the users.  Need to consider the viability of a travel centre with the possibility of bike/motor bike repair facilities on site.  



	
	Travel Plan:  The current report makes reference to the original travel plan “Working 2002”.  A new travel plan must be secured with a Section 106 Agreement with penalties for non-compliance.  The targets in the proposed travel plan are acceptable but there is no detailed action plan.  



	COUNTY PLANNING (LANDSCAPE):
	The extent and scale of the development is substantial and will result in an adverse impact to the surrounding landscape particularly along the northern boundary.   The proposed entrance will result in loss of significant mature woodland as well as a young plantation.  Recommend that the extent of the impact should be clearly shown and development should include a proposal to enhance the woodland character of the surrounding area.  Additional boundary landscaping along the A59 should be provided as well as additional amenity landscaping within the site. 



	COUNTY PLANNING (ECOLOGY):
	Ecological concern with the development includes the possible impact on bats and nesting birds.  It is recommended that a detailed ecological assessment be made to determine the potential impact and to apply suitable mitigation/compensation measures if damaging impacts are likely.  

	
	If this is not able then a recommendation of refusal should be considered.  

Pruning and felling of trees may be a concern as trees can support a bat roost.  It is therefore necessary to have a bat survey.  

The site is known to be used by breeding birds, particularly lapwings.  The applicant needs to demonstrate that impact will be avoided.  Any landscaping proposals should aim to contribute towards a biodiversity plan.  



	COUNTY PLANNING 

(ARCHAEOLOGICAL):
	Recommend a condition to ensure the implementation of archaeological work carried out prior to commencement.  Need to assess if there are any other structures from 1939-45 such as the polygonal pill box on the site.  Request an assessment of the structures affected by the scheme be carried out.  



	COUNTY PLANNING:
	I refer to the above planning application and to this council’s initial response dated the 22 August 2006.  Negotiations with the applicant, in relation to sustainable transport improvements have been ongoing and these have now reached a point where I can provide you with further comments on behalf of the County Council.

The Director of Strategic planning and Transport confirmed in his letter of the 8 August 2006 that the proposal can be considered to conform to structure plan policy, however concerns were raised regarding the accessibility of the site, which scores less than 9 on the County Council’s methodology for assessing relative accessibility (1 = low accessibility and 30 = high accessibility).  This issue does not mean that the application should be considered to be unacceptable but a suitable package of measures to mitigate any potential harm arising from the new development should required as part of any planning permission granted.  If an appropriate package of measures can be obtained, then this would effectively improve the accessibility score for the development.



	
	This is an important consideration in view of Government guidance, which seeks to secure more sustainable development, in particular the three key objectives of Planning Policy Guidance Note 13 “Transport”:



	
	· To promote more sustainable transport;

· To promote accessibility to jobs by public transport, cycling and walking; and

· To reduce the need to travel, especially by car.

Locating major developments in places with good access to public transport, cycling and walking is the best way of achieving this.  BAe recognise that their site performs poorly in respect of this and it is pleasing to note that the company say that they are fully supportive of the need to improve travel patterns.  We are therefore trying to work with BAe to agree a package of measures that will improve accessibility to the development.  To put this in context, over 90% of the current traffic movements to the site are by private car.  BAe’s own transport assessment suggests that the level of single occupancy car usage needs to fall to 70%, and this is a target that we have agreed with them.  I should stress that in agreeing with this target we have taken account of the relative isolation of the site, the nature of the business and the geographic distribution of the workforce.   A reduction to 70% would result in over 4,500 car journeys to the site, but given the benefits of the development, it is a figure that we have accepted.



	
	If the relative accessibility of the site is to be improved a detailed travel plan, outlining firm commitments, will need to be agreed and the implementation of the travel plan secured.  The means of securing the necessary improvements will be a matter for your Council to decide.  In negotiations the County Council have suggested that, given the complexity of the issues raised, a section 106 agreement would be the most appropriate approach.  BAe Systems and their agents, GVA Grimley/Ashley Helme Associates have contended that the requirement for an appropriate travel plan can be adequately met through the use of an appropriately worded condition.  We have asked the agents to put forward a suggested wording for such conditions, but the only example provided up to date was not considered to be robust enough to pass the necessary tests.  Negotiations are ongoing and I expect to receive further details from the agent in the very near future.  I do not believe that this issue would necessarily need to delay the consideration of the application providing your committee delegated the final decision regarding the section 106 approach or the use of a condition to officers.



	
	The travel plan submitted with the planning application was not considered to be acceptable because it failed to provide any degree of precision regarding the measures that would be proposed in order to secure the necessary modal shift.  It was however a document with some value because it highlighted options that could be explored and set out a very clear baseline of information.   This has informed detailed discussions and I am pleased to say that these have resulted in much firmer measures being proposed.  To date these have included:

· Clearer details about the role of the travel plan co-ordinator, including a long-term commitment for this post to be maintained, plus details of the role of the Co-ordinator.

· Improvements to Public Transport facilities.

· More detailed proposals for the development of works busses. 

· Details of measures that will be undertaken if the travel plan is not on target to achieve its objectives.



	
	I still believe that more needs to be done to secure a fully acceptable travel plan, but I am confident that on-going negotiations will allow this extra detail to be provided.   I would be happy to provide an update of any extra measures agreed by the 5 March 2007 in order that these can be reported verbally to your committee.

In conclusion, I am satisfied that it is possible to produce a package of measures that is proposed will be sufficient to enable the required shift in travel patterns to be achieved.  I also believe that the ongoing monitoring procedures and the commitment to alternative options if the initial measures are unsuccessful will ensure that the travel plan will remain a relevant document which improves the accessibility of the site to an acceptable level.  As I explained earlier the most appropriate means of securing the delivery of the travel plan, either through the use of appropriate conditions or through the use of a Section 106 agreement, remains to be determined.

	
	

	NORTH WEST REGIONAL ASSEMBLY:
	The proposal accords generally with Policy DP1 in the adopted draft Regional Spacial Strategy and seeks to make more efficient use of existing land and buildings.  The industrial and office development is specifically related to the aerospace industry which the RSS supports both in supporting text of the adopted RSS to Policy EC1 and Policy W1; CLCR1 of the draft Regional Spacial Strategy.  The development proposes a range of sustainable design and construction techniques so complies with draft Regional Spacial Strategy policies in relation to renewable energy and energy conservation.  Concern over the extent of additional parking but recognise there may be limited scope for public transport.  

	
	
	

	ENVIRONMENT AGENCY:
	The Design Statement makes a reference to surface water attenuation but there are no details so recommend an appropriate condition.  Pleased to see a commitment to sustainable drainage systems but need to ensure that any scheme is effective. 



	UNITED UTILITIES:
	No representations have been received.



	SUSTAINABLE TRANSPORT:
	Would wish to see improvements to the gateway and footway networks.  Recommend Travel Plan with monitoring targets, extension of cycle track from Brockholes to A59 with improved crossing facilities.  Also, can cycle facilities be incorporated on Preston New Road, Mellor Brook.  



	NEARBY RESIDENTS AND STATUTORY NOTICE:
	37 letters of objection have been received.  One letter has 5 signatories.  The main issues relate to highway safety and that the proposed new access is not regarded as the most appropriate solution.  Insufficient regard has been given to assess other options.  Many of the letters support the principle but express concerns regarding highway issues which relate to the following:



	
	1.
	Insufficient regard is given to highway impact to residents on Branch Road.



	
	2.
	Increased vehicular movement on Branch Road would lead to loss of residential amenity.



	
	3.
	The development would lead to an increase of travel time for local residents due to congestion on the highway. 



	
	4.
	Likely noise from traffic and particularly the effects of properties on Bowfield Lane.



	
	5.
	The impact construction traffic will cause on the highway.



	
	6.
	British Aerospace has gone for the cheapest highway solution not necessarily the most appropriate.



	
	7.
	Contrary to Policy G1 as a modest holiday complex was recently refused partly on highway grounds.



	
	8.
	Visual impact caused by the industrial development.



	
	9.
	The site is owned by pension funds and therefore the scheme is there to generate income to the Trust and less regard will be given to security issues.  



	
	10.
	Concern over the continued use of the easterly access point for traffic movements.



	
	Also suggest the following should be examined:



	
	1.
	A new entrance onto the A677.



	
	2.
	A new road direct to the British Aerospace complex at Swallows Hotel junction with a secure gatehouse.



	
	3.
	A flyover lane for the proposed new entrance.



	
	4.
	Provision of speed radar cameras.



	
	5.
	Reduction of speed limit on Branch Lane to 30 mph as well as a weight restriction.

 

	
	One letter suggests no discussion be made until an independent assessment of traffic issues has been sought.

A letter has also been received from the local MP who supports the development of the site for aerospace industry but objects on highway issues and offers solutions to those already referred to above.


Proposal

The scheme proposes the expansion of the British Aerospace manufacturing and engineering facility within the confines of the Samlesbury site.  Part of the site is within the boundary of South Ribble Borough Council and, as such, this is a dual application.

The main proposal within the site relates to new build development comprising of approximately 58,000m2 additional industrial floor space, office floorspace of approximately 39,000m2 and ancillary buildings including reception, crèche and restaurant of approximately 3,000m2.  The scheme also involves both internal and off site access alterations, relocation and creation of car parking areas and surface water attenuation facilities.  

The new development would necessitate the demolition of various buildings which include a range of portakabin structures and industrial buildings.

The proposal would ultimately provide an additional 2,859 car parking spaces and nearly 2,500 additional employees on the site. 

The submitted application is an outline scheme with means of access submitted for consideration as well as the siting of certain buildings which will be seen as phase 1 of the development.  These relate to:

1.
Office buildings located in the central part of the site.

2.
Industrial buildings at the rear of No. 2 shed. 

3.
Reception buildings at the entrance of the site.

As well as the building there are other works within the site included under phase 1:

· new vehicular access from the A59;

· car parking areas to serve new office complex;

· car parking areas to serve reception building;

· balancing ponds;

· internal road works to serve the new developments as well as the British Aerospace Social Club;

· closure of the main gated entrance at the A59 and closure of Stuppy Lane gate.

It should be noted that landscaping, design and external appearance are reserved for the whole development but illustrated details and phasing plans have been submitted which represent the overall master plan.

The master plan, although indicative shows both the phasing and location of the range of buildings.  The industrial buildings will mostly be located in the north west sector of the site encircling the main cluster of buildings and is, in part, in close proximity to the existing runway.  However, one building is to be located near the entrance to 3A and at the rear of the existing buildings known as 3A and 3A16.  (This is near to the former A59 which now serves an entrance to BAE and some other commercial and residential properties).

The office development will be seen from the new entrance and designed with four blocks with two of the blocks linked.  Parking is to be located at the rear of the building.  The illustrative document indicates the height of the industrial buildings will be approximately 10m to eaves with the design being of a modern industrial appearance.  The offices will be a four storey building measuring approximately 53m x 46m and possibly constructed of modern glass and metal elements of a contemporary design.  The reception and restaurant buildings and crèche are located near the proposed main entrance and are single storey.

ACCESS

The access alterations relate to off site works and that contained within the site.  The proposed vehicular access strategy comprises:

1.
The introduction of a new A59 site access;

2.
Retention of the east gate access.  

3.
The existing main gate is to be retained only for vehicular access to and from the British Aerospace Social Club.

4. 
Stoopy Lane gate is to be closed and only retained for emergency purposes.

New entrance from A59

The main change in relation to access to the site relates to a new entrance to be provided off the A59.  This junction, which is located at the centre part of the site, would incorporate the following:

· To be operated under traffic signal control.

· Provide two A59 right turn lanes for entry to the site.

· Main an A59 eastbound single straight ahead lane.

· Introduce a left turn lane from the A59 into the British Aerospace access.

· Provide two A59 westbound straight ahead lanes.

· Introduce an A59 right turn lane for manoeuvre into the access from the north side of the site.  

· A new British Aerospace access to have two No entry lanes and two exit lanes.

· Cycle lanes facilities provided around all parts of the junction and on the approaches to the junction.

· Introduction of signal assisted pedestrian crossing facilities.

· As part of this junction arrangement it is proposed that two new bus stops are introduced on the A59, one on each side of the road near the junction.  It is also suggested that complementary to the provision of this junction the current de-restricted speed limit is reduced to 50 mph between various points.  It is recognised that this is under the control of the highway authority but if they are to pursue this reduction the applicant would fund the cost.  

The proposal also relates to alterations at the Swallow junction. 

The overall changes on this junction would include:

· an increase in the number of lanes throughout the junction;

· provide two dedicated left turn lanes from the A677 to the A59;

· provide three lanes from the A59 right turn to the A677;

· introduction of traffic signal control at the A677 Cuerdale Lane junction and link this with the A59/A677 single junction arrangement;

· provide three west bound lanes on the A677 through the Cuerdale Lane ‘T’ junction;

· incorporate Swallow Hotel access into the A677 Cuerdale Lane signal junction arrangement;

· introduce cycle facilities throughout the improved junction;

· introduce pedestrian crossing facilities at junction to accommodate pedestrian movement.

· relocate two bus stops on the A677.

The Myerscough/Smithy Road ‘T’ junction is also to be altered  

· This comprises a mini roundabout arrangement.  

The Branch Road/A677 junction is altered
· This would incorporate a reallocation of the carriageway to provide separate left and right turns and exit lanes on Branch Road.  

Junction 31 M6

· The Scheme would also incorporate alterations to the M6 junction 31 arrangement and this would involve a traffic light approach.  

Site Location

The site is located within the British Aerospace complex at Samlesbury.  Access to the site is from the A59.  The scheme also involves off road highway works including land off the A677 Branch Road junction, Swallow Hotel junction, A59 Myerscough Road and M6 junction 31.  The land is situated within the British Aerospace complex but is defined as open countryside.  

Relevant History

3/1999/0943 – Outline application for expansion of existing manufacturing base to cater for increase in workforce and partial rehousing of existing workforce at British Aerospace.  Approved with conditions.

3/1994/0179 – Expansion of existing manufacturing base.  Outline application.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Policy T1 - Development Proposals - Transport Implications.

Policy T2 - Road Hierarchy.

Policy T3 - Primary Route Network.

Policy T7 - Parking Provision.

Policy DP1 – Economy in the Use of Land and Building.  Regional Spacial Strategy.

Policy FD8 – Development in the Wider Countryside.  Regional Spacial Strategy.

Policy EC1 – Strength in the Regional Economy.  Regional Spacial Strategy.

Policy EC2 – Manufacturing and Industry. Regional Spacial Strategy

Policy ER5 –

Policy 1 – Joint Lancashire Structure Plan, General.

Policy 5 – Development Outside Principal Urban Areas, Main Towns and Market Towns.  Joint Lancashire Structure Plan.

Policy 20 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in relation to this proposal relate to the impact the scheme would have in relation to highway matters, visual impact, residential amenity impact, affect on local wildlife and also impact on the local economy and associated employment issues.  

Employment Issues 

The scheme in its totality would no doubt have a considerable impact in relation to the safeguarding of employment in the locality.  It is suggested that the scheme would promote the future viability of the Samlesbury site with regard to the aerospace industry and enable it to compete with the world market.

The proposal will initially create 750 new jobs which would, over a ten year period, eventually lead to an additional 2,500 jobs.  

I consider that the safeguarding of employment and future expansion of the existing employment site must be welcomed and complies with the relevant employment policies.  

Visual Issues

Although the scheme is predominantly an outline proposal, the siting was shown in relation to Phase 1 of the site and gives sufficient details to assess the visual impact.  The proposal is predominantly within the built up area of the complex and, having regard to the existing building, and the massing and bulk I am satisfied that the scheme would not be to the detriment of visual amenity.

The proposal has been designed so that the office building, as the most visible part of the site, is seen from the new entrance.  Although in outline it is anticipated to be a four storey building with four blocks acting as a centralised office hub.  I am satisfied that both the design and detail of the building can be controlled by condition and adequate design safeguards can be put into place during consideration of subsequent planning applications.

Drainage

It is clear from the consultation response that there is no significant issue on this matter and, that subject to suitable conditions, there is no objection.

Landscape/Wildlife Habitat

The County Ecologist is concerned that the makeover survey was an inadequate breeding bird survey as it was not done during the appropriate season.  This is similar for the grassland survey.

The survey carried out for British Aerospace was on 29 August 2006 and focussed on grass areas, trees and shrubs affected by development works.  It noted its limitations of the findings due to the 

The survey noted various species of grass and a good mixture of broad leaved plant species.  Wildlife recorded included a flock of Lapwings and meadow pits as well as brown hares.

In terms of loss of grassland, the grassland within the development area represents approximately 24% of the total grassland on the site but 5 acres of this is proposed to be green space within the development area.

It is concluded that given its rural location and availability of the wider site area for habitat and biodiversity, the loss of part of this grassland is not likely to have a significant ecological impact on the site or in the locality.

However, they recommend that to minimise development, conditions should be imposed in relation to:

· construction and demolition activity;

· protection of any nesting birds;

· felling of any trees;

· location of machinery.

The County Ecologist concludes that the applicant should submit proposals to mitigate and compensate for loss of grassland which may include a Section 106 Agreement for loss of remaining grassland.

On the basis of submitted plans there will be a loss of open grassland and I consider the overall impact is not significant and that suitable conditions could be imposed.

Archaeological Impact

The consultation response does not consider the scheme to have a significant impact on any feeling of archaeological interest but requests a suitable condition be imposed.  

Highway Issues

It is clear from the bulk of the objections that this is the main concern.  I am fully aware of the observations of local residents but it is clear from the report on statutory consultees that the submitted scheme with all its associated with highway improvements is acceptable.  Although it may be preferable and lead to a reduced impact on nearby residents to create a new access point from the Swallow junction this is not under the ownership of the applicant nor a realistic option and, irrespective of a preferred option this application needs to be considered on the submitted access scheme.  

It is recognised that the development will generate additional traffic movements that would have an impact on the local environment but it is clear that the proposed measures have the support of the statutory consultees.

It is evidence that some alternative access arrangements have been put forward as a solution to minimise the impact on residents in the locality.  One suggestion is either an additional sole access from the A677.  Although this may reduce the impact on residents in Mellor Brook, it would involve a substantial access road in an area that is greenbelt and unless there was a strong justification for such a development, this, in my opinion, is unacceptable.  It is clear that the submitted scheme is acceptable in highway terms and although I accept there is an amenity issue in relation to disturbance having regard to all other issues, I would not wish to recommend refusal on this ground.

The evidence put forward by the applicants highway consultant recognises that there will be an increase in traffic through Mellor Brook along Branch Road.  However, currently attending a snapshot site survey carried out for BAe, the number of HGV’s on Branch Road generated by BAe Systems is approximately 11% of the total HGV using Branch Road.  It is considered that any increase resulting from the development will not be significant.

Although some of the options put forward by the Parish Council may have a reduced impact on residential amenity it is clear from the advice of the statutory consultees, LCC and the Highway Agency that the scheme put forward is acceptable in relation to all highway matters and, as such, I do not believe a recommendation of refusal to be appropriate on highway grounds.

In relation to issues put forward by the Chief Planning Officer requesting a sum of money for accessibility improvements, the Green Travel Plan is now regarded as acceptable provided adequate safeguards can be included to ensure its implementation. The Chief Planning Officer is now reasonably satisfied with these safeguards.

Conclusion

The proposal would represent a significant development of the British Aerospace site at Samlesbury and having regard to all relevant issues and acknowledging the main concern relates to additional traffic likely to be generated, I consider that a positive recommendation is appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
In respect of the buildings to be constructed within each phase of the development hereby approved, no development shall commence on site until approval of the details of the design and appearance of the buildings, landscaping of the site and the siting of all development other than that shown on the approved drawing reference 987/01B (hereinafter referred to as "the reserved matters") has been obtained from the Local Planning Authority.  


REASON:  In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline planning permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Applications for approval of all reserved matters shall be made to the Local Planning Authority not later than the expiration of fifteen (15) years beginning with the date of this permission and the development hereby permitted shall be begun either before:

· The expiration of three (3) years from the date of this permission, or

· The expiration of two (2) years from the date of approval of the last of the reserved  matters to be approved; whichever is the later.


Reason: The imposition of the condition is required pursuant to Section 92 of the Town and Country Planning Act 1990 and a period of 15 years is considered to be a reasonable time limit in view of the extent and timescale of the proposal and to comply with Policy G1 of the Districtwide Local Plan.

3.
The development hereby approved shall be carried out strictly in accordance with; siting details specified on plan ref. 987/01B and access details specified in plan reference 987/01B, unless otherwise agreed in writing by the Local Planning Authority.


REASON: In order that the Local Planning Authority retains effective control over the development.

4.
Prior to the commencement of development a scheme outlining the phasing of development shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved phasing scheme, unless otherwise agreed in writing by the Local Planning Authority.


REASON: In order that the Local Planning Authority shall retain effective control over the development of the site and the interests of highway safety and to comply with Policy G1 of the Districtwide Local Plan.

5.
The maximum gross internal floorspace of the development hereby approved, shall not exceed the limits shown in Table 1 below:
                  Table 1
	Land Use
	Total GFA 

m²

	Industrial
	57884

	Office
	39048

	Ancillary (including but not limited to Restaurant, Creche, Reception)
	2916



Reason: To reflect the specific amount of floorspace proposed in the application and to enable the Local Planning Authority to retain effective control over the development of the site and to comply with Policy G1 of the Districtwide Local Plan.

6.
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.

7.
Prior to the occupation of any part of the development hereby approved, the site access details, as shown on drawing ref. 987/01B or such other plan as maybe approved in writing by the Local Planning Authority, in accordance with Condition 3, shall be carried out in accordance with the approved plan.


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
8.
Prior to the occupation of any part of the development hereby approved improvement works to the following junctions shall be carried out and completed in accordance with the approved plans: 

· Junction of the A59/A677 (in accordance with drawing ref. 987/02C)

· Junction of Branch Road/A677 (in accordance with drawing ref. 987/04)

· Junction of Myerscough Smithy Road / East Gate Road (in accordance with drawing ref. 987/03)


Or such other drawings as may be approved in writing by the Local Planning Authority.


REASON: To ensure that the off-site highway works are designed to maximise the free flow of traffic and prevent congestion and to comply with Policies G1 and T1 of the Districtwide Local Plan.

9.
No building shall be occupied until such time as the internal estate roads serving that building has been constructed up to and including base course level unless otherwise agreed by the Local Planning Authority.


REASON: To ensure that highways are carried out at appropriate times in the interests of highways safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.

10.
Prior to the occupation of any part of the development hereby approved, detailed proposals for restricting the vehicular use of the following existing site accesses shall be submitted to and approved in writing by the Local Planning Authority and thereafter operated in accordance with the approved details:

· Access to Stoopey Lane, detailed on plan AR/WB/00/DR/01/002/C, to be retained for emergency use only.

· Western access (main gate) to A59, detailed on plan AR/WB/00/DR/01/002/C, other than for use in relation to the Sports and Social Club on site and for emergency use only.


REASON: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.

11.
Prior to the occupation of development hereby approved, details of the BAE Samlesbury Transportation Steering Group (BSTG) shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport. The BTSG shall thereafter be convened in accordance with the agreed details. The details shall include membership, role, responsibilities and frequency of meetings. The BTSG shall have as its purpose the review of monitoring data supplied pursuant to condition 12 and consideration of overall travel behaviour at the site.

Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
12.
No development pursuant to this application shall be occupied until:-


Full details for an automated system to monitor vehicle trips to and from the site have been submitted to and approved in writing by the Local Planning Authority in consultation with the Secretary of State for Transport;


The system referred to in condition 12 has been implemented to the satisfaction of the Local Planning Authority in consultation with the Secretary of State for Transport


The details to be submitted pursuant to condition 12 shall include:

· How the system will be maintained 

· Length of the monitoring period which shall not end less than 5 years from the date of full occupation of the site

· Details of the monitoring equipment

· How the data will be collected

· How the results will be reported 


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
13.
No development exceeding 11,500m2 (gross internal) of B1 office, B2 industrial or ancillary floorspace shall commence until full design and construction details of the following required improvements to the M6 Junction 31 have been submitted to and approved in writing by the Secretary of State for Transport in consultation with the Local Planning Authority:


a) Signalisation of the westerly grade separated roundabout of M6 Junction 31, as shown in outline in the complete scheme drawing 987/10 Rev B, prepared by Ashley Helme Associates, dated June 2006, or such other scheme as may be agreed in writing with the Secretary of State for Transport in consultation with the Local Planning Authority.


b) Signalisation of the easterly grade separated roundabout of M6 Junction 31, including access control arrangements on the southbound on-slip, as shown in outline in the complete scheme drawing 987/10 Rev B, prepared by Ashley Helme Associates, dated June 2006 or such other scheme as may be agreed in writing with the Secretary of State for Transport in consultation with the Local Planning Authority.


The details to be submitted shall include:

· How the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations, 

· Full signing and lighting details, 

· Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations / departures from standards),

· An independent Stage One & Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes.

· New Approach to Appraisal (NATA) / Project Appraisal Report (PAR) assessment.


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
14
Where having first occupied the development, monitoring in accordance with the requirements of Condition 12 shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1275 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 12), no further development shall be first occupied until the highway improvements specified in Condition 13b, have been constructed and completed, unless the total occupied development would be less than 11500sqm gross internal floor area.


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
15.
Where, having first occupied the development, monitoring in accordance with the requirements of Condition 12 shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1450 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 12), no further development, exceeding that allowable by condition 14, shall be first occupied until the highway improvements specified in  Condition 13b above, have been constructed and completed.


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
16.
Where, having first occupied the development, monitoring in accordance with the requirements of Condition 12 shows that traffic entering the application site in the AM Peak hour (defined as the 60 minute period between 07.30 and 08:30) exceeds an average of 1700 vehicles within any three month period (excluding weekends and bank holidays) (the first period to commence on the operation of the automated system referred to in condition 12), no further development, exceeding that allowable by condition 15, shall be first occupied until full design and construction details of improvements to the northbound diverge slip road of M6 Junction 31 have been approved by the Secretary of State for Transport in consultation with the Local Planning Authority and completed in accordance with those approved details. The purpose of the improvements will be to mitigate the impact arising from the development on this diverge arrangement when analysed against DMRB TD22/06 ‘Layout of Grade Separated Junctions’ or, on agreement, some other appropriate Departmental Standard applying at the time of the analysis.

The details to be submitted shall include:

· How the scheme interfaces with the existing highway alignment, details of the carriageway markings and lane destinations, 

· Full signing and lighting details, 

· Confirmation of full compliance with current Departmental Standards (DMRB) and Policies (or approved relaxations / departures from standards),

· An independent Stage One & Stage Two Road Safety Audit (Stage Two to take account of any Stage One Road Safety Audit recommendations) carried out in accordance with current Departmental Standards (DMRB) and Advice Notes.

· New Approach to Appraisal (NATA) / Project Appraisal Report (PAR) assessment.


Reason: In the interests of highway safety and to comply with Policies G1 and T1 of the Districtwide Local Plan.
17.
Prior to the commencement of any part of the development, a suitable highway agreement shall be entered in to with the Local Highway Authority, relating to the provision of a road traffic calming scheme on Branch Road, Mellor Brook village. 


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

18.
Car parking provided pursuant to this permission shall not exceed the maximum parking levels permitted by Lancashire County Council’s Adopted Car Parking Standards, as contained within the Joint Lancashire Structure Plan 2001 – 2016 and specified in Table 2 below:


Table 2

	Land Use
	Space per m2 of gross floor area

	B1 a / b (Office and Research and Development)
	1: 30

	B1c ( Light Industrial)
	1:30

	B2 (General Industrial)
	1:45



REASON: In order to comply with Policy T7 of the Districtwide Local Plan.

19.
Prior to the commencement of each phase of development, a scheme relating to the routing of construction traffic (to comprise of details of the siting of notices directing the construction traffic along the nominated route) shall be submitted to and approved in writing by the Local Planning Authority, and the approved scheme shall thereafter be implemented for the duration of the construction period of that phase.


Reason: To protect residential amenity and in the interests of highway safety and to comply with Policy G1 of the Districtwide Local Plan.

20.
Prior to the commencement of any part of the development, a scheme of archaeological work relating to the whole of the site shall be submitted to and approved in writing by the Local Planning Authority.  Prior to the commencement of each phase of development, the archaeological works related to that particular phase shall  be carried out and completed in accordance with the approved scheme.    


REASON:  The site is of archaeological importance and archaeological recording will be necessary during any ground disturbance associated with the development to ensure that anything of archaeological importance may be adequately recorded as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.
21.
No phase of development shall be commenced until a scheme for the provision and implementation of a surface water regulation system in respect of that phase has been submitted to and approved by the Local Planning Authority. The scheme shall be carried out in accordance with the approved plans prior to the occupation of that phase.


Reason: To reduce the risk of flooding and to comply with Policy G1 of the Districtwide Local Plan.

22.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained. Roof water shall not pass through the interceptor.


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

23.
Prior to commencement of each phase of development, the following information shall be submitted to the Local Planning Authority:

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

· The sampling and analytical strategy for each phase shall be approved by the Local Planning Authority prior to the commencement of the site investigation for that phase.

· A Remediation Statement, detailing the recommendations and remedial measures to be carried out within the site. Such remedial works shall be carried out prior to occupation of each phase.

· On completion of the remedial works, written confirmation, in the form of a Site Completion Report, shall be submitted to the Local Planning Authority, confirming that all works were completed in accordance with the Remediation Statement.


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

24.
No floodlighting or security lighting of any proposed building or associated on site development shall be created or operated without the prior written consent of the Local Planning Authority.


Reason: In order to ensure a satisfactory appearance in the interest of visual amenity and to prevent nuisance and to comply with Policy G1 of the Districtwide Local Plan.

25.
Prior to the commencement of any part of the development the results of ecological surveys in respect of the area of land defined on plan ref. [plan defining the whole BAE Samlesbury complex] shall be submitted to and approved by the Local Planning Authority. The surveys shall include but not be limited to consideration of the presence and significance of the following:

· Use of the site by birds

· Phase 2 Botanical Survey

· Badger

· Brown hares

· Great crested newts

The survey for birds shall be undertaken in the first year prior to development and in the second year a breeding bird survey of a type to be agreed by the Local Planning Authority shall be undertaken on all land not developed within the first year.


REASON:  In the interests of protecting nature and conservation issues in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan.

26.
Prior to the commencement of any part of the development within the area defined on plan ref. [plan defining the widest extent of Phase 1] a scheme of mitigation (which shall include timescales for carrying out the mitigation works) for the protection of any great crested newts located within or affected by that phase shall be submitted to and approved by the Local Planning Authority having regard to:

a)
the Aquatic Habitats Survey, prepared by Landmark Environmental Ltd, dated September 2003,

b)
the survey results submitted to and approved by Condition 25; and

c)
the  outline mitigation statement prepared by CES dated February 2007.


The approved mitigation scheme shall be carried out and completed in accordance with the approved details.


REASON:  In the interests of protecting nature and conservation issues in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan.

27.
Notwithstanding the requirements of Condition 26, prior to the commencement of any other part of the development or other phase of the development, comprising of land not defined within plan ref [plan defining the widest extent of Phase 1] an ecological mitigation scheme (which shall include timescales for carrying out the mitigation works) to be carried out on or within the area defined by Plan Ref [plan showing widest extent of mitigation area] shall be submitted to and approved in writing by the Local Planning Authority having regard to:

a)
the Aquatic Habitats Survey, prepared by Landmark Environmental Ltd, dated September 2003, and

b)
the survey results submitted to and approved by Condition 25; and

c)
the  outline mitigation statement prepared by CES dated February 2007.


The approved mitigation scheme(s) shall be carried out and completed in accordance with the approved details.


REASON:  In the interests of protecting nature and conservation issues in accordance with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan.

28.
The development hereby approved shall be operated in accordance with the measures contained within the approved Travel Plan, dated February 2007, or any amended version of the Travel Plan approved by the Local Planning Authority as a consequence of periodic review.  (the "Approved Travel Plan").


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

29.
Prior to occupation of any part of the development hereby approved a Travel Plan Co-ordinator, with the responsibilities and duties set out in the Approved Travel Plan shall be appointed in accordance with the terms of the Approved Travel Plan, nomination of the Travel Plan Co-ordinator having first been approved by the LPA.


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

30.
Any changes in the nomination of the Travel Plan Co-ordinator shall be notified to the Local Planning Authority in writing within 1 month of the change. 


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

31.
Within 12 months of first occupation of any part of the development and thereafter not less than every 12 months, a Travel Plan monitoring report shall be submitted to the Local Planning Authority describing the implementation of the Approved Travel Plan during the preceding 12 months and detailing the performance against the modal shift target contained therein in order to facilitate the satisfaction of Condition 5.


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

32.
The Travel Plan Co-ordinator shall continue to perform the responsibilities and duties set out in the Approved Travel Plan, until such time as the modal shift target, specified in the Approved Travel Plan, dated February 2007, has been achieved and approved in writing by the Local Planning Authority.


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

33.
The following measures, contained within the Approved Travel Plan shall, where required by the Local Planning Authority, be specified within applications for approval of reserved matters:

· On-site bus stops

· Priority car parking

· Pedestrian routes

· Traffic calming infrastructure

· Staff facilities (showers, lockers, changing rooms)

· Cycle and Powered Two Wheel Parking

· On-site cycle routes


Reason: In the interests of highway safety and to encourage more sustainable transport and to comply with Policies G1 and T1 of the Districtwide Local Plan.

APPLICATION NO: 3/2006/0851/P AND 3/2006/0852/P (LBC)


(GRID REF: SD 6902 3901)

PROPOSED ALTERATION AND REFURBISHMENT OF SHIRK TO CREATE GIRLS’ ACCOMMODATION TOGETHER WITH INSTATEMENT OF ORIGINAL FAÇADE, NEW DOORWAY AND ASSOCIATED EXTERNAL WORKS AND LISTED BUILDING CONSENT FOR REFURBISHMENT OF SHIRK TO CREATE GIRLS’ ACCOMMODATION WITH ASSOCIATED SANITARY ACCOMMODATION.  REROOFING OF MAIN BUILDING.  TWO NEW STAIRCASES, ALTERATION TO WINDOW AND VARIOUS REINSTATEMENTS OF EXISTING FABRIC AND REMOVAL OF INTERNAL WALLS AND FLOORS AT SKIRK, STONYHURST COLLEGE, HURST GREEN

	PARISH COUNCIL:
	No objection.

	
	
	

	GEORGIAN SOCIETY:
	The Group welcome the restoration works proposed on the Shirk façade which has apparently suffered from neglect and unsympathetic alterations in recent decays.  



	
	Restoration of certain windows and removal of the unsightly rainwater service pipes on the eastern elevation are particularly welcomed.  We would advise that the replacing windows should be detailed to match any remaining examples of 18th Century date or, alternatively, constructed to an appropriate specification.  We have concerns about the alterations proposed to the staircases in Shirk.  It is not clear whether the proposal involves the alteration of existing staircases, historic or otherwise, or the insertion of new ones.  We wish to object to the removal or alteration of any historic staircase in line with PPG15.

Proposed alterations of the window on the left corner of the Shirk façade to form a door along with new access steps is an issue of concern.  We feel that to form a door and add a substantial set of steps in this location would have a detrimental impact on the appearance of the overall façade, the powerful classical symmetry of which is one of its most striking architectural features.  We wish to object to the proposal as at present there is no strong justification available in its support.



	ENGLISH HERITAGE:
	Support the principle and recognise the building is in need of significant repair.  Following first communications express concern regarding lack of justification for the removal of some of the internal walls between various rooms, and staircase and also concern about the possible extent of the removal of floors and ceilings and roof which could warrant significant work which would, in fact, require further consent.   Recognise that elements of essential repair would not require listed building consent.  Recommend retention of fireplace and certain other details such as ceiling cornices and panelled doors.  Also the ‘college’ style should not be used on this building and suggest joinery is painted.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	No representations have been received.




Proposal

These applications seek various work in relation to the building known as Shirk situated within the Stonyhurst College.  The proposals, in essence, include removal of internal walls and staircases and the creation of two new staircases to the external façade as well as internal staircases, removal of internal walls, alterations to the ceilings and floors of the building and the creation of a doorway in lieu of an existing window.  The proposal seeks to utilise the existing building as accommodation for pupils.  It has also been clarified that the application includes reproofing although it is hoped that this could be limited to certain areas and be seen as repair works.

The project involves the alteration and refurbishment of Shirk to create accommodation at first and second floors to supplement the girls’ accommodation currently the Poetry surrounding the old quadrangle.  It also involves office accommodation at ground floor.  The existing staircase and the entrance corridor adjacent to the Pieta Gallery is to be removed and replaced with a new staircase located adjacent to the Bailey Room.  

A new staircase is also introduced at the end of Shirk adjacent to the pieta which will provide means of escape through the three floors with egress into the existing courtyard area.  New sanitary accommodation is also created.  

In order to provide the accommodation the proposal seeks to remove many of the internal partition walls and replace with new partition walls to give individual bedrooms.  

Site Location

The building is located within the main complex of Stonyhurst College and is to the rear of St Peter’s Church.  It is a Grade I listed building.  

Relevant History

None specific to this application.  The site itself has numerous decisions reached in regard to Stonyhurst College.

Relevant Policies

Policy ENV19 - Listed Buildings.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main consideration in this application relates to the impact the proposal would have on the historic fabric of the listed building but regard needs to be given as to whether or not the proposal would also help to safeguard, protect and enhance the fabric of the building with the introduction of a new use within the building.

It is clear from the supporting justification that there are considerable structural problems inherent in the existing building and this has been recognised by both English Heritage and The Georgian Group.  Major issues on this building include infestation and dry rot to the roof and floors;  considerable removal of historic fabric has been previously undertaken without the provision of structural support; settlement; water ingress and general building deterioration over a considerable period of time.  Condition and structural reports have been prepared which dictate the need for considerable repair, leading in part to replacement roof, repair and possible replacement floors, as well as other essential requirements.  It is also the view of the Council’s Senior Building Control Officer who confirms that this is in fact the case.  

In order to utilise the building it would be necessary to provide suitable alternative means of escape.  The proposal seeks to introduce a secondary staircase to all three floors which would address health and safety issues associated with the existing staircase.

I am fully aware of the observations of the Georgian Group and the concerns of English Heritage but consider that in order to offer a reasonable prospect of renovation and retention of this building, it is right and proper to allow an alternative appropriate use.  

I note the concerns of English Heritage who state that they still consider the existing upper floor partitions may be part of a significant stage of the buildings development and that, therefore, they recommend further historical information is sought in relation to various issues which would include the staircase and upper floor stud partitions.  They also consider that in order to protect the distinctive character of Shirk, essentially a Georgian building of the college style introduced into the 19th century part of the school is not extended to this building.  It is therefore suggested that new or refurbished joinery is painted rather than stained and that the new staircases are of a simple Georgian pattern rather than the more elaborate Victorian style found elsewhere in Stonyhurst.  They also suggest that a simpler design is used for the new railings to the external fire escape.  

I am satisfied that appropriate conditions can be imposed and although there is not comprehensive information regarding the staircase and partitions I still believe this can be explored at a later date. 

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant impact or adverse effect upon the Listed Building and the local built environment.

RECOMMENDATION 1: That planning permission 3/2006/0853 be granted subject to the following conditions:

1.
No work with the exception of repair work on the roof and any other essential repairs justified by the Local Planning Authority shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

2.
The main staircase adjacent to the Pieta Gallery shall not be removed until such time as satisfactory details for the new staircase have been submitted to and approved in writing by the Local Planning Authority.


REASON:  To safeguard the retention of historic fabric and to ensure a satisfactory design and to comply with Policy ENV19 of the Districtwide Local Plan.

3.
The existing roof, walls and floors are to be opened up for inspection and the necessary repair works and replacement works are to be agreed in writing with the Local Planning Authority.


REASON: To safeguard the retention of historic fabric and to comply with Policy ENV19 of the Districtwide Local Plan. 

4.
All joinery is to be painted and shall be of a colour to the satisfaction of the Local Planning Authority and agreed in writing before commencement.


REASON: To reflect the Georgian appearance of the building where the college standard would not be appropriate and to comply with Policy ENV19 of the Districtwide Local Plan.

5.
The fireplace in Bedroom 1 is to be retained in its original position.


REASON: To retain an important historic feature of the building and to comply with Policy ENV19 of the Districtwide Local Plan.

RECOMMENDATION 2: That Committee be MINDED TO APPROVE the listed building application 3/2006/0852 subject to   and that Government Office North West be formally advised and subject to the following conditions:

1.
No work with the exception of repair work on the roof and any other essential repairs justified by the Local Planning Authority shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

2.
The main staircase adjacent to the Pieta Gallery shall not be removed until such time as satisfactory details for the new staircase have been submitted to and approved in writing by the Local Planning Authority.


REASON:  To safeguard the retention of historic fabric and to ensure a satisfactory design and to comply with Policy ENV19 of the Districtwide Local Plan.

3.
The existing roof, walls and floors are to be opened up for inspection and the necessary repair works and replacement works are to be agreed in writing with the Local Planning Authority.


REASON: To safeguard the retention of historic fabric and to comply with Policy ENV19 of the Districtwide Local Plan. 

4.
All joinery is to be painted and shall be of a colour to the satisfaction of the Local Planning Authority and agreed in writing before commencement.


REASON: To reflect the Georgian appearance of the building where the college standard would not be appropriate and to comply with Policy ENV19 of the Districtwide Local Plan.

5.
The fireplace in Bedroom 1 is to be retained in its original position.


REASON: To retain an important historic feature of the building and to comply with Policy ENV19 of the Districtwide Local Plan.

APPLICATION NO:
3/2006/0948/P
(GRID REF: SD 6480 4526)

PROPOSED INSTALLATION OF WIND TURBINE AT BOWLAND WILD BOAR PARK, CHIPPING

	PARISH COUNCIL:
	The Parish Council made the following comments in respect of this application:



	
	1.
	The height of the turbine on the roadside location may be distracting.



	
	2.
	Are the cables to be buried?



	
	3.
	Are there any precedents from previous applications in the Area of Outstanding Natural Beauty?



	
	4.
	How much electricity would be produced and used for what purpose?



	
	5.
	Has there been a feasibility study to determine production, ie is it windy enough?



	
	6.
	What happens if expected production of electricity is not met?  Will the turbine be removed or left to become redundant?

	
	
	

	ENVIRONMENT

DIRECTORATE

(AONB OFFICER):
	The development site is situated in a high value designated landscape of significant importance with a high sensitivity to change.  The main viewers who may be affected by the proposed wind turbine are users of public footpaths, residents and users of public roads.  Despite the overall high landscape sensitivity of this particular location, the relative remoteness of the area, undulating topography, tree cover and proposal to erect just one wind turbine significantly reduces the visual impact on these viewers.  Given this, I consider the magnitude of effect on the majority of identified viewers to be low.  The impact on near and distance views would be generally of minor significance with the greatest impact being recorded from the lane, which runs past the entrance to the Wild Boar Park and the proposed turbine.  Here the visual impact would be significant.  The absence of other wind turbines in the area means that there are no cumulative impacts to consider.  



	
	In my opinion, the small-scale of the development will result in negligible impact on the landscape character and natural beauty of the area.  



	
	Two existing elements in the landscape which do have a visual impact are telegraph poles and relatively modern farm building materials.  The proposed wind turbine will have less or, depending on the viewpoint, similar visual impact to these existing features.  



	
	In conclusion, the proposed wind turbine will not have a significant visual impact or adversely affect the landscape character of the area.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.


Proposal

Permission is sought for a single wind turbine which comprises a three blade 5.6m diameter rotor affixed to the top of a 15m tower, giving a maximum height for the structure of 17.8m.  The blades and turbine head are to be black, and the tower is to be dull grey coloured galvanised steel.  

It is the applicant’s intention, if planning permission is granted, that both the wind turbine and the previously approved photo voltaic cells, will become an additional feature of the Boar Park attractions, forming the main elements of an additional educational display relating to alternative energy.  

Site Location

The turbine would be erected on a relatively flat piece of ground on the eastern side of the road close to the junction with the access road into the Wild Boar Park. There is a mature woodland to the north east of the proposed position of the turbine.  Furthermore, a considerable amount of tree planting has recently been carried out on the applicant’s land which, when it matures, will further screen the turbine when viewed from the south and east.  

Relevant History

3/2003/1013/P – Extension to animal shelter/workshop.  Approved with conditions.

3/2005/0213/P – Extension to car park.  Approved with conditions.

3/2005/0392/P – New track for tractor ride.  Approved with conditions.

3/2005/0736/P – Agricultural livestock building.  Approved with conditions.

3/2006/0947/P – Installation of two photo voltaic cells.  Approved.

Relevant Policies

Policy G1 - Development Control. 

Policy G8 - Environmental Considerations.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The majority of the attractions at the Wild Boar Park are located on low lying ground close to the River Hodder, and are well screened by both the surrounding higher ground and mature trees.  However, the proposed wind turbine, by virtue of its purpose, needs to be sited on the higher, more visually prominent, ground close to the entrance into the Park from the highway.  Due to its unavoidable siting in a prominent location within the AONB the observations of the County Council's specialist AONB Planning Officer were sought.  In consultation with the County Council's specialist landscape advisor, the AONB Officer initially requested the applicants to provide additional visual information in the form of photographs and photo montages showing near and distant views of the area where the wind turbine is proposed to be sited.  Such information was duly submitted, and following its consideration, the County AONB Officer commented as referred to previously in the report, concluding that the proposed wind turbine would not have a significant visual impact or adversely affect the landscape character of the area.  I concur with the conclusion of the County Council's specialist landscape and AONB officers.  

The Parish Council have raised a number of questions about the proposal, responses to which are as follows:

1.
Airflow is faster and less turbulent as height above ground increases and consequently a wind turbine must be sited as high as possible and as far away from trees and other obstructions as possible so that it can gather the maximum amount of energy.  The applicants say that they have chosen a 15m self supporting mast rather than resorting to a 28m high mast which would need intrusive guy wires to support it.  


From the majority of locations, the turbine would be either not visible at all, or it would be viewed against a background of land or trees which would make it difficult to ‘pick out’ as it blends with the background.  

2.
The applicants say that there is a requirement for only one single wire armoured cable which is to be buried for its entire length.  

3.
The County AONB/Landscape Officers stated in their initial consultation response that, in the absence of specific countywide guidance on single wind turbines, particularly any sited within an AONB and an area identified as having a high sensitivity to wind energy development, they have reviewed decisions made in other AONBs on this type of proposal.  They say that, to date, many applications to erect single turbines up to 15m in height within AONBs have received planning permission.  The company which will provide and install the turbine say that they have erected this range of turbines in many sensitive locations such as the Brecon Beacons and Peak District National Parks and on Salisbury Plain.


The applicant’s agents say that, at present, all electricity for the site is provided by a diesel powered generator.  The energy from the wind turbine should provide in excess of 8000KwH/year based on the model data from the Energy Technical Support Unit (ETSU) at Harwell.  They say that the purpose of the wind turbine is to replace as much diesel use as possible using a non-polluting energy source.  

5.
The company which will provide the turbine say that, in addition to using the ETSU model, they survey each site to determine the best location for turbines so that the adverse effects of trees, walls, buildings, local topographical features and crops are minimised, and so saving as much fossil fuel use as possible.  

6.
The energy system at Bowland Wild Boar Park is fully integrated and preferentially uses the renewable energy inputs.  The diesel generator remains to cope with periods of lack of sun, overnight or overcast, and lack of wind.  The anticipated life of the wind and solar systems is 25-30 years and the continued usefulness of both is not dependent on a particular amount of energy being generated.  Predicting outputs is not an exact science and wind and sunshine patterns are continually changing, as is the climate.  Neither system would become redundant, and both can be refurbished to new standards when it is eventually needed.  Their purpose is to reduce fossil fuel use and help to limit climate change.

There are no residential properties in the vicinity of the site, and therefore no residents to be affected by any noise caused by the turbine.  The Environmental Health Officer has expressed no objections to the application.  

Given the environmental benefits of the proposal, the lack of any undue harm to the AONB, and the improvements which it will bring to the recreational and educational facilities of the Wild Boar Park, I can see no objections to this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal will provide a renewable energy source and an additional feature at this tourist facility without any seriously detrimental effects upon the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2006/1001/P
(GRID REF: SD 6049 3694)

PROPOSED BAY WINDOW EXTENSIONS TO EXISTING SHOP INCLUDING DDA ACCESS RAMP AND INTERNAL ALTERATIONS, INCLUDING NEW WINDOW OPENING AND CLOSING TO EXISTING WINDOW OPENINGS AT 71 LITTLE LANE, LONGRIDGE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Commented on the original plans that: “the proposed development removes the only off-street parking place available at this site and will therefore add to the existing demand for on-street parking.  Therefore I must object to the proposed loss of the vehicle parking space in the interests of road safety and good highway planning”.



	
	Following the receipt of amended plans, comments that:  “the applicant has now retained one off-street parking space for the flat use and removed the undesirable reversing movements across the footway by taking out the forecourt parking.  Inevitably there will be some increase in on-street parking but if this leads to problems around the junction area, the highway authority will consider the imposition of a parking prohibition.  Please ensure the applicant is made aware of the latter as this may affect the viability of the development.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from the same nearby resident.  The neighbour is concerned that the loss of forecourt parking and the re-opening of the shop (after 15 years of having been closed) will increase congestion on the road outside the premises.



	
	Claims that the parking of vehicles on the forecourt is unauthorised and that there is no dropped kerb for access are untrue and vehicles have parked on the forecourt for more than 30 years.


Proposal

Planning permission is sought for shop front alterations including the creation of two bay windows with a slate covered canopy above the ground floor windows.  The garage doors would be replaced with a window to create more shop floor space.  One window on the rear elevation and one window on the side elevation would be blocked up and the one new first floor window inserted in the side elevation.

A disabled access ramp – required as a result of the Disability Discrimination Act – would be installed on the forecourt area and landscaping is also proposed to the front of the premises including brick retaining walls.

Amended plans were received which retain one off-road parking space on the forecourt for the flat and detail an alternative design and siting for the disabled access ramp.

Site Location

The application relates to a redundant shop premises with a flat at first floor level fronting on to the north side of Little Lane and close to the junction of Little Lane and Fell Brow.

Relevant History

3/2004/0249/P – Change of use from shop to flat.  Refused 20 May 2004.

3/82/0560/P – Change of use of upstairs flat to hairdressers.  Approved with conditions 13 January 1983.

3/80/0897/P – Change of use of shop and dwelling to dwelling only.  Approved with conditions 17 September 1980.

3/80/0463/P – Change of use of shop and dwelling to dwelling only.  Application withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy S13 - Shop Front Design.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in the determination of this planning application are visual impact, affects on residential amenity and highway safety matters.

The ground floor element of this property including the existing shop front is in a very dilapidated condition and the proposed new shop front and refurbishment scheme would enhance the appearance of the building and the wider street scene.  The design of the new shop front is not of the traditional design advocated by Policy S13, however the premises is very much stand‑alone and there are no other traditional shop fronts within close proximity with which to compare the proposed shop front.  The design of the disabled access ramp is considered acceptable.

There are residential properties to all sides of this building.  A proposed new bedroom window to the upstairs flats (side elevation) would overlook the blank gable wall of no 70 Little Lane.  The impact on neighbours as a result of overlooking from the new bay windows would be minimal.

The concern of the neighbour is that four or perhaps even five off-road parking spaces would be lost from the forecourt and that this will lead to increased competition for parking spaces on Little Lane.  The County Surveyor comments that the forecourt parking is undesirable in any case due to the danger of vehicle reversing movements across the footway and due to the close proximity of the road junction.  In addition, should on-street parking become an issue then waiting restrictions would be considered by the Highway Authority.  In view of this, I do not consider that the loss of limited forecourt parking warrants refusal of the application.  One parking space would be retained for the first floor flat.

Therefore, after careful consideration, I consider that a positive recommendation is appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 30 January 2007.


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

2.
The car parking space as indicated on drawing 2381/02/B shall be kept available for the use of the first floor flat at all times.


REASON:
 To facilitate adequate vehicle parking in the interests of highway safety and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2006/1008/P 
(GRID REF: SD 377976 442371)

PROPOSED new build of a holiday cottage. The cottage will be built in the same style as the existing two holiday cottages already on the farm (Re-submission) at Angram Green Farm, Worston, Clitheroe
	PARISH COUNCIL:
	Worston Parish Council – No formal observations or comments received within the statutory 21 day consultation period.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The comments expressed on the 7 March 2002 (ref. D3/02/0072) are still relevant to this proposal. He is again prepared to support a refusal of further development along this narrow country road should the Committee determine that it does not comply with the farm diversification policy.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received from the neighbouring property on Angram Green Farm. The following points have been raised;

· The water supply to the farm is a private supply, and the building of an additional holiday cottage would affect the supply to the existing buildings;

· Concerns regarding the existing pipe work on the site;

· In order for Mr Haworth to be given permission for an additional holiday unit, he should show that the two existing have a high turnover of lettings. They haven’t been used as holiday lets, more as long term lets;

	
	

	
	· The ‘unusable’ building shown on the plans has been used;

· The proposed cottage will only be partially hidden from the road and consider it to be over-development;



	
	· The road was not improved in line with a condition on the previous permission;

· The plans are not drawn to scale, and they feel the new building will not fit on the site;

· They also feel that the height of the proposed holiday cottage will not be able to create sufficient head height in the first floor element;

· The existing cottages are single storey not two storey;

· Concerns over privacy as the holiday cottage will look directly onto his land;



	
	· The site is close to a muck midden which he can see Mr Haworth complaining about in the future;

· Concerns regarding the removal of the walling on site and its replacement with fencing which he feels would be out of keeping in the Area of Outstanding Natural Beauty;

· He is concerned that the position of the proposed holiday cottage will make it increasingly difficult for him to carry out his farming duties, due to the car parking area being close to an access point for his field.


Proposal

This proposal is for the erection of an additional holiday chalets to be located on land within close proximity to both the farm house and on a plot of land adjacent to the two existing holiday lets on site, and the toilet block that is used in connection with the caravan site. The building is to be in an L-shape, measuring approx. 8m x 8m, and will provide 3 bedrooms in addition to a bathroom, lounge and kitchen areas. It will be constructed in a mixture of stone and render with a slate roof.
Site Location

The site is located adjacent to the farmhouse and complex known as Angram Green Farm and is accessed via an existing farm track and is situated at the foot of Pendle Hill in Worston.

Relevant History

3/2006/0057 - The building of two new holiday cottages. 

3/2005/0858 - Removal of existing roof increasing the height of the rear to the existing roofline to create 2no. bedrooms and 1no. bathroom – Granted Conditionally.

3/2005/0678 – Sun Room – Granted Conditionally.

3/2002/0072 – Proposed 2 No. Holiday Cottages – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".

Environmental, AONB, Human Rights and Other Issues

This application has been submitted following the withdrawal of a similar application in January 2006 that was for two holiday cottages on land across from the current buildings on site. That site was considered to be too prominent considering its location with the Forest of Bowland Area of Outstanding Natural Beauty.

The main issues to be considered with this application relate to the appropriateness of a new build holiday let within the Area of Outstanding Natural Beauty. The proposed new holiday building is shown to measure approx. 5m in height and will be located on land that is approx. 1m higher than that of the existing two cottages. In this instance, and bearing in mind the previous locations proposed by the applicant in the applicant submitted in January 2006, I consider that the proposed site is well related to the farm complex in that it is to be built in-between the two existing units and the farm house, and due to the land rising from the road, it will be visible against the backdrop of the existing farm buildings, and as such would not be unduly prominent. It would assist further in farm diversification and this in itself is also relevant in any consideration of the scheme. The holiday let will be only slightly larger than those already approved, both in floor area and in height, but will be within existing buildings and on the site of an existing store building.

I note the concern expressed by the Highway Authority, but consider given the modest scale of the proposal and the benefits of farm diversification, I recommend acceptance. However, it is noted that the access track has not been widened in line with a condition placed on the original approval, and as such the same condition will be placed on this recommendation.

With regards to the main Policy considerations, Policies RT1 and ENV1, it is considered that by virtue of:

· The proposal relating to a group of existing buildings;

· The site being large enough to accommodate the necessary car parking measures;

and

· The proposal being to a high standard of design appropriate to the area,

I consider that the proposal is in accordance with the relevant Policies and as such would not harm the intrinsic value of the Area of Outstanding Natural Beauty.

With regards to the objector’s comments, I consider that I have dealt with the majority of ‘material considerations’ in the text above, and that the other points raised are more civil matters and speculation.

Therefore, considering the above points, it is recommended that this application be granted subject to the relevant conditions.
SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, and it is considered that it has an acceptable impact upon the character of the Forest of Bowland Area of Outstanding Natural Beauty.

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 ensuring a satisfactory standard of external appearance given the location of the property in the Forest of Bowland Area of Outstanding Natural Beauty.

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


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

3.
Prior to the commencement of development, the existing access track shall be widened for two-way traffic within 20m of West Lane. Details shall be submitted to and approved in writing by the Local Planning Authority


Reason: In the interests of highway safety.

4.
The development hereby permitted shall not be commenced until a topographical survey showing details of the proposed building in relation to the level of the land on site, including a site plan and elevational plans, have been submitted to and approved in writing by the Local Planning Authority.


Reason: In the interests of the amenity of the area and to comply with Policy ENV1 of the Ribble Valley Districtwide Local Plan.

5.
The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, G5, ENV1, RT1 and the Policy SPG – “Housing” of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

APPLICATION NO: 3/2006/1015/P
(GRID REF: SD 7259 3665)

PROPOSED CONVERSION OF EXISTING AGRICULTURAL BUILDINGS TO FORM four HOLIDAY LETS AT ABBEY FARM,  MITTON  ROAD,  WHALLEY.

	PARISH COUNCIL:
	No objection. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the principle of this development providing it conforms to your barn conversion or farm diversification policy.  Please ensure that the four parking spaces are provided before the site is first brought into use.  Thereafter they should be retained and kept clear of any obstructions above ground level. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby residents which can be summarised as follows.  



	
	1.
	Parking for four cars is insufficient for the development. 



	
	2.
	The applicant wants to roof the building with concrete tiles which does not fit aesthetically with Nethertown Close where all the houses are roofed in slate.



	
	3.
	A mix of stone and render on the elevations is inappropriate – the building should be clad entirely in stone.



	
	4.
	There will not be sufficient revenue generated to justify the cost.



	
	5.
	Queries over the internal arrangements of the units.



	
	6.
	An all glass gable is not in keeping with a barn conversion.



	
	7.
	Potential noise disturbance.


Proposal

Consent is sought for the conversion of an existing portal frame building to four holiday lets.  Five of the eight bays of the existing building will be converted.   The three bays to be demolished will provide space for four parking spaces.  The size of the building as converted would be approximately 23m x 13.3m x 5.3m to the apex of its pitch with it clad in render to both sides, natural slate to its north eastern gable and predominantly double glazing to its south western gable with stone bands down either side and a rendered central full height band under a tiled roof.  

Site Location

The building lies to the west of Mitton Road outside the defined settlement limits of Whalley within land designated open countryside.   There are properties to its immediate north (result of a barn conversion) with open fields to its west and south.  The A59 is approximately 140m to the north east of the proposed glazed gable end.

Relevant History

3/05/0216/P – Conversion of existing agricultural building to form two holiday lets.  Approved with conditions 13 May 2005.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Environmental, AONB, Human Rights and Other Issues

As Committee will note from the history section of this report, consent has been granted previously for conversion of this building to two holiday lets.  Thus the principle has already been established and matters for consideration are therefore the highway implications and design amendments resulting from the creation of an additional two holiday lets.  In terms of the highway safety implications and parking requirements for the increased number of units, the County Surveyor has raised no objection to the scheme.  

With regard to the design, it should be pointed out that notwithstanding the objections received the use of render, stone and tiles to the roof was approved under 3/05/0216/P as, indeed, was the glazed gable and openings to the other gable.  The differences are the introduction of five velux to the southern roofscape, a reconfiguration of the previously approved five velux to the northern roofscape, the insertion of doors in the glazed gable and provision of modest yard areas approximately 5m in depth in front of the glazed gable.  These areas are formed between the building and an access track approved, but yet to be constructed, to serve approved stables on a field to the south of the building.  In visual terms I do not consider that as amended the proposal would have a significantly greater adverse visual impact that that already approved and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 26 February 2007 which show a reduced number of velux windows to the scheme.


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

2.
No development approved by this permission shall be commenced until:

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


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

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

     c)
On completion of the remedial works the developer shall submit written confirmation in the form of a site completion report to the Local Planning Authority that all works were completed in accordance with the agreed remediation statement.

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


REASON:  In order to comply with Policies G1, G5, ENV1, RT1, RT3 and the Policy SPG – “Housing” of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

4.
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 January 2007.


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.

5.
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.

6.
Before the development is first brought into use the four parking spaces as shown on the approved plans shall be provided to the written satisfaction of the Local Planning Authority and thereafter retained in perpetuity and kept free of obstructions above ground level.  


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

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

	INTRODUCTION:
	This application was considered at the last meeting of the Committee on 6 February 2007, when a decision was deferred for a more detailed report to be considered at this next meeting on 15 March 2007.  The previous report is repeated below with an additional section headed “Additional Comments”.



	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.

Additional Comments

Members sought clarification regarding the land swap and in particular the impact of the proposed change at the front of the site from agricultural land to recreational use.

Although technically losing its agricultural status, this piece of land is already of limited, if any, agricultural value, being separated from any larger parcel of agricultural land, as it is enclosed by Mill Lane, the access road into the caravan park and existing cottages.  It is considered that this area of land would make a positive contribution to the landscape setting, not only visually, but also ecologically by the introduction of a wildlife pond and also the re-seeding of the area with a wild flower meadow mix.  Additionally, the only structure on this land which the applicant wishes to retain is a modest timber gazebo sited immediately adjacent to a mature tree which provides some shade to visitors whilst they sit and rest in this area.  I have recommended a condition that no other buildings or structures be erected or placed on this land without a further planning permission having first been granted.  Subject to such a condition, I do not consider that the use of this land for recreational purposes would have any detrimental effects on the appearance of the locality.

The 15 units are to be sited partly on land shown as “open space” on the plans for the original development which were approved on appeal, and partly on agricultural land which is part of the Gisburn Park Estate.  It is proposed to site these 15 lodges in a unique manner by cutting them into the ground thereby reducing their apparent height by almost 1m (as shown in a cross section on the submitted plans).  This, together with the planting already carried out, and that which is comprised in the submitted landscape proposals, will, in time, totally obscure any intervisible views between the Park and Gisburne Park Hospital.  Even at the present time, a panoramic photograph within the submitted landscape assessment demonstrates that the impact of the 15 lodges in their new proposed location would be minimal.

Policy RT5 of the Local Plan states that the Council will normally approve proposals for the siting of new static holiday caravan sites, and the extension of existing sites, providing the development is not intrusive in the landscape (and also satisfies other criteria).  For the reasons given in the above paragraph, I consider that the proposal satisfies that particular requirement of Policy RT5.  As there is no proposed increase in the number of units, I consider that the proposal also continues to satisfy the general requirements of Policy RT1 (the General Recreation and Tourism Policy).  

Although not strictly relevant do the questions raised by Members at the last Committee meeting, I would inform Members that, since that meeting, the applicants agent has submitted 16 letters from local businesses who express full support for the Ribblesdale Park development.

I trust that these additional comments have fully answered the Committee’s questions.

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.
With the exception of the existing timber gazebo, 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 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.  

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:
3/2006/1056/P
(GRID REF: SD 7352 3634)

PROPOSED NEW FIRST FLOOR EXTENSION OVER GARAGE AND DINING ROOM AT 20 WOODLANDS PARK, WHALLEY

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objections has been received which can be summarised as follows.



	
	1.
	The extension would cast a significant shadow over the ground floor dining room causing a loss of loight to this room.  There would be a similar but lesser effect on the first floor bedroom.



	
	2.
	The extension would have an overbearing effect and cause loss of residential amenity to the occupiers of 21 Woodlands Park.

	
	3.
	The layout – design of the estate is such that whilst properties are close together at ground floor there are several visual breaks at the first floor level created by attached single storey garages.  The loss of this important visual break between No 20 and 21 at first floor level would create a substantial built up frontage giving the appearance of terraced housing rather than detached houses.



	
	4.
	The extension would appear unduly prominent in the street scene.



	
	5.
	If approved, it would set a precedent for such extensions on this estate.


Proposal

This application seeks consent to extend both an existing single storey attached garage to a detached dwelling to provide two bedrooms and en-suite facilities.  Approximate dimensions of the work are 2.5m x 9.8m x 5.2m to eaves, 7.1m to the apex of its pitch having a hipped roof with its ridge height matching that of the exiting dwelling.  Construction materials would be rendered walls and a tiled roof to match existing with the front building line being set back approximately 500mm from that of the garage at ground floor.  

Site Location

The property is a detached dwelling on the Woodland Park housing estate within Whalley.  It is set forward from No 21 to its immediate north by approximately 2.5m and is surrounded on all sides by residential development.  

Relevant History

None since the estate was approved in the 1990’s.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters to consider in the determination of this application are potential impacts on neighbouring amenity and whether approval would have a significantly detrimental impact on the street scene.  

In assessing the potential impact on neighbouring amenity it is important to have regard to the existing relationship between properties and whether the works proposed here would significantly affect existing levels of amenity.  As stated previously the application property is set forward of No 21 with its garage running down the boundary.  This is set approximately 950mm distant from the gable of No 21 with that property having a bay window on its front elevation serving a dining room.  This room is already affected by the garage to the applicant’s property and in applying the BRE methodology as outlined within the SPG, the works as proposed would still meet the tests.  Therefore, whilst the neighbours have commented about light loss as a result of this scheme’s implementation, this is not significant enough to warrant a refusal when applying the test laid out in the Council's SPG.  Having regard to concerns expressed about the potential overbearing effects of the works on No 21, again Committee should bear in mind that there is already a single storey hipped roof garage in situ that has an impact on the existing amenities of the neighbouring dwelling.  The extension has been set back from the front building line of the dwelling to give visual relief to the scheme and when stood in the rooms of No 21 I do not consider that the works shown would have a significantly adverse effect.  I accept that when stood within the bay at ground floor or up close to the bedroom window at first floor, there will be a noticeable effect but if measured from within the rooms, then I do not consider the effect to be so significantly different from that already experienced to justify a refusal on this ground.  I have assessed the potential impact on other properties surrounding the development and conclude that existing levels of amenity would not be significantly compromised.  

The remaining issue therefore is potential impact on the street scene and in assessing this, it is important to have particular regard to the layout and relationship between dwellings on the estate.  The objector has commented that the visual break at first floor level created by the attached single storey garages contribute positively to the character of the street scene – to build up this frontage would give the appearance of terraced housing.  It has been mentioned elsewhere in this report that the application dwelling is set forward of the dwelling to its immediate north.  This juxtaposition means that the gap between them is not a dominant feature in the wider street scene and this instance I do not believe that these proposed works would be significantly detrimental.  They have commented that if this application were approved it would set a dangerous precedent for other such extensions on the estate.  In response I would point that each application is considered on its own merits and it is the specific relationship between this dwelling and its immediate neighbours that means this application is appropriate and would not have a significantly adverse effect on the street scene.  This may not be the case if other properties were to apply for similar extensions.  

Therefore, having carefully considered all the above factors I am of the opinion that the scheme complies with policy 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.
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 window(s) on the side elevations serving the en-suite shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

3.
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 12 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: 3/2007/0016/P 


                  (GRID REF: SD 377923 437524)
PROPOSED CONSERVATORY AT REAR OF 1 ST MICHAEL’S MEWS, SABDEN
	PARISH COUNCIL:
	No comments received at time of writing report. 

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection received from a neighbouring property. The objection is on the basis that there would loss of privacy and light, increased noise levels and that the design is not acceptable. 


Proposal

The proposal is for a rear extension being 3.3m long, 3.9m wide with a sloping roof. 

Site Location

The site is within the centre of Sabden. The rear of the property backs onto the main crossroads in Sabden. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy ENV1 – Area of Outstanding Natural Beauty

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

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

The application first proposed a rear conservatory, being constructed of a brick base with white PVC framing. This was unacceptable in terms of design and the impact on the street scene due to the location being highly prominent within Sabden village centre.  Amended plans were requested which have altered the design greatly. The proposal now incorporates a slate mono pitch roof, with rendered walls to match the existing house and less glazing. 

The design, in my opinion is now acceptable; being more in keeping with the surrounding area and it would not form an incongruous or detrimental feature within the village. The street scene would not be detrimentally affected by the implementation of this proposal.

The neighbouring impact would be minimal. There would be no loss of privacy due to there being no windows in the side elevation. Loss of light would not be enough to warrant a refusal, due to the proposal being single storey. The proposal does not fail the BRE 45° rule on both tests.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the submitted revised plans, in line with sketch plan submitted on 27 February 2007 showing a more traditional lean-to extension with a slate roof, shall be submitted to and approved in writing by the Local Planning Authority.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments to comply with Policy G1 of the Districtwide Local Plan. 

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


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

APPLICATION NO: 3/2007/0017/P
(GRID REF: SD 368225 432965)

PROPOSED Artificial Practice Area and Cage, and Hardstanding Car Park for Vehicles at Salesbury Cricket Club, Ribchester Road, Salesbury 

	PARISH COUNCIL:
	Salesbury Parish Council – Object to the application on the following points:



	
	1.
	Concerns that current imposed conditions of access along the common will not be altered by the planning application.



	
	2.
	Concerns as to the number of cars that will be allowed to park in the car park, and when they will be parked there.



	
	3.
	Concerns regarding the upgrading of the access road.



	
	4.
	Concerns regarding the protection and policing of the common land when the car park is in use, including concerns regarding the increase in traffic along the access road and potential erosion on site.



	
	No comments on the amended plans have been received at the time of the reports submission.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Upon receipt of the amended plans submitted with a letter dated 13 February 2007, the County Surveyor considers the revised access track details to be acceptable. He notes that the amendments may conflict with those of the Salesbury & Copster Green Commons Committee but they should ensure a safe means of access and provide controlled passing points rather than have vehicles over running the grass verge bordering the track. In order to avoid vehicles parking in the widened areas he considered that conditions should be imposed to ensure that this is the responsibility of the club.



	
	
	

	ENVIRONMENTAL HEALTH:
	No objections to this development, but would recommend a condition regarding additional screening for the car park to prevent undue nuisance from car lights.



	ADDITIONAL REPRESENTATIONS:
	Eight letters of objection have been received from nearby residents, with the following comments being raised in regards to the access track alterations and car park;



	
	1.
	The track leading to the car park area is ‘Commons Land’ and is therefore not a public right of way, only vehicles visiting the cricket ground to service the site are allowed.



	
	2.
	The Common is well used by walkers, young families, dog walkers etc. and surely an increase in vehicular traffic over it would be to the detriment of highway safety.



	
	3.
	Concerns regarding the access from Ribchester Road.



	
	4.
	Apparently the Cricket Club have permission to park at the local school, surely this is more acceptable?



	
	5.
	Currently there is already a high level of unruly behaviour, foul and abusive language, damage to property and damage to trees on the common that takes place when club house is in use, approval of this application will only increase this.



	
	6.
	By improving the access track this may provided increased risk for properties nearby from burglars.



	
	7.
	The Cricket Club and much of the Hazels are situated on what was originally known as Hazel Moor, the land is not well drained and floods frequently occur. Any disturbance of this by providing a hard standing for a car park will certainly not help the situation.



	
	8.
	A drain runs from Ribchester Road to near the last house shown on the plan which will be destroyed if the car park is granted as the aggregate will have to be laid deeply or the cars will sink into the ground.



	
	And the proposed Artificial practice area and cage;



	
	1.
	Concerns regarding its location so close to the gardens of properties on The Hazels, any failure of the netting could cause damage and be unsafe, unacceptable and unnecessary.



	
	2.
	The Club already has a moveable net; surely this can just be used instead of applying for a permanent one?



	
	3.
	The Cricket Club is in a very exposed spot, and there is a concern that the net may not be safe in high winds.



	
	4.
	There is also concern that the siting of the net so close to the gardens will cause an increase in noise, disturbance and loss of privacy.


Proposal

To lay an artificial practice area with practice cage on land in the north east corner of the site, and create a car parking area adjacent to the existing clubhouse including alterations and improvements to the existing access track from Ribchester Road, Salesbury.

Site Location

The site is located off Ribchester Road outside the main settlement boundary of Salesbury, on land designated as Green Belt and open countryside by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2003/0921 – Sports Ground Perimeter Hoarding – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT11 - Sporting Facilities.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy T1 - Development Proposals - Transport Implications.

Environmental, AONB, Human Rights and Other Issues

This application seeks approval to lay an artificial practice area with practice cage on land in the northeast corner of the site, and create a car parking area adjacent to the existing clubhouse including alterations and improvements to the existing access track from Ribchester Road, Salesbury.  Salesbury Cricket Club has used this site for over 100 years, and wishes to provide improved facilities for its members in order to progress forward as a club. Each proposal has individual issues, and as such both will be discussed and assessed on their own merits.

With regards to the new artificial practice area and nets, the main issues here relate to the visual impact of the netting itself and whether or not the presence of the cricket nets in their proposed position, will create a significant noise disturbance or loss of privacy to the occupiers of the residential properties on The Hazels. The plans marked Figure 2 show the proposed artificial wicket and practice cage located in the north east corner of the site, approx. 35m away from the nearest residential property. Bearing in mind the club currently have mobile cricket nets on site, I do not consider that the visual impact of the actual cages will be of detriment to the area. With regards to the position of the nets/practice area in relation to the neighbouring properties, I consider that they are positioned a significant distance away, and that the intermittent use of the facilities, predominantly during the summer months, would not result in significant disturbance and general loss of amenity to the residents. The Environmental Health Officer has no specific concerns regarding the practice area/nets.

With regards to the car parking area and alterations to the access track, the main issues relate to highway safety, the visual impact of the hardstanding itself and whether or not the presence of the parking area will create a significant noise disturbance or loss of privacy to the occupiers of the residential properties on The Hazels. Following a consultation response from the LCC County Surveyor, and suggestions regarding improvements to the scheme from us, amended plans were received for the access track and the car park area. The access track is shown to be widened at the junction with Ribchester Road for 15m, a passing place has been created halfway along the track and a turning head has been provided before entering the car park area. The County Surveyor notes that this might conflict with the views of the Salesbury & Copster Green Commons Committee but it should ensure an improved track, safe means of access and provide controlled passing points rather than have vehicles over running the grass verge bordering the track, and as such is considered to be acceptable in terms of highway safety.

The Club sees these proposals as essential for improving the facilities at the club house as the need for off road parking and fulfilling the Club’s obligations under the Disability Discrimination Act are paramount to the clubs future growth. Following our concerns as to the affect on the adjacent neighbouring properties, the Club are willing to erect a 1.2m high, close boarded fence on the border between the car park and the properties nearby in order to prevent any undue disturbance by car lights. The area of land in question already has picnic benches on that are used by Club members as an outdoor area, and as such, other than on match days and practice days, I cannot foresee any great increase in the use of this area that would be to the detriment of the occupiers of the adjacent dwellings. 

The additional representations raise various concerns regarding this proposal, however having assessed the current usage of the site in comparison to the proposed changes and alterations proposed, I do not consider that the proposals will have any undue adverse visual impact on the surrounding area, nor will they exacerbate the current situation to the detriment of the residential amenity of the occupiers of the neighbouring properties.

As such there are no objections to this proposal as amended, and subject to the imposition of the relevant conditions, the application is recommended accordingly.

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 alterations and improvements to the access track including the entrance onto Ribchester Road, the passing bay and the turning area shall be constructed as indicated on the amended plan submitted on the 15th of February 2007, before commencement of the proposed car park development within the site and thereafter these areas shall be kept clear of any obstructions whatsoever above road level.

Reason: To comply with Policies G1 and T1 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.

2.
The proposed access from the site to Ribchester Road shall be constructed to a (minimum) width of 5.5m and this width shall be maintained for a minimum distance of 15m measured back from the nearside edge of the carriageway in accordance with the details submitted on the amended plans dated the 15th of February 2007.

REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to enable vehicles to enter and leave the premises in a safe manner without causing a hazard to other road users.

3.
Following completion of works to the access track the car park shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


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

4.
Prior to the use of the car park following its completion, the proposed 1.2m high close boarded fence shown on the amended plan dated the 15th of February 2007, shall be erected and remain in that manner in perpetuity.


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

5.
The use of the practice area and nets shall be restricted to the hours of 0900 and 2100 hours on weekdays and match days and shall not be used outside these times.


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

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 15 February 2007.


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

APPLICATION NO: 3/2007/0032/P
(GRID REF: SD 7800 4236)

PROPOSED DEMOLITION OF SHIPPON AND ERECTION OF DETACHED BUNGALOW FOR HOLIDAY LET PURPOSES AT ANGRAM GREEN FARM, WEST LANE, WORSTON

	PARISH COUNCIL:
	No observations have been received. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The comments expressed 7 March 2002 ref D3/02/0072 are still relevant to this proposal.  I am again prepared to support a refusal of further development along this narrow country road should you determine that it does not comply with your farm diversification policy.



	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGY):
	No observations to make.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received.  The occupier of the neighbouring property objects to the proposal on the following grounds:



	
	1.
	Lack of privacy and overlooking of the neighbour’ sun room, which has planning permission, but has not yet been built.



	
	2.
	Over development of a small, enclosed area with insufficient amenity space.



	
	3.
	There are no sections across the site demonstrating how the dwelling will be constructed in relation to existing buildings.



	
	4.
	Question the description of the existing building as a shippon, as it has never been used as such.



	
	5.
	The plans are unclear in respect of proposed materials.



	
	6.
	Questions about the use of an existing static caravan on site and rights of way to the site.



	
	7.
	Will the existing septic tank be able to handle extra waste.



	
	8.
	Walls surrounding the site are over 400 years old.  Can these be preserved rather than knocked down?


Proposal

This planning application details the demolition and removal of the existing farm building and its replacement with a detached holiday cottage.

The existing building has maximum dimensions of approximately 15m x 12m x 4m to the flat roof.  The maximum dimensions of the proposed holiday cottage are approximately 13.5m x 9.5m x 6.2m to the apex of the roof.  A small porch is proposed to the front of the building.  Single storey accommodation created would consist of a lounge, kitchen/dining room, two bedrooms and a bathroom.  

Amended plans were received which detailed smaller window openings and state that all elevations are to be finished in stone.  The roof would be finished in blue slate.  A covering letter accompanying the revised plans states that the existing stone wall at the rear of the proposed building will be maintained to a minimum height of 2m.  

Angram Green consists of the original farmhouse and adjacent cottage, in separate ownership, with the application site immediately to the north.  To the west of the farmhouse there is a large stone barn and to the north west two new holiday cottages approved under planning application 3/2002/0072.  

Site Location

The site is surrounded by stone walls of varying height and consists of the existing farm building (shippon), a static caravan and a mobile caravan with a small farmyard area between.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

Relevant History

3/2006/1008/P – New build holiday cottage – awaiting decision.

3/2006/0732/P – Proposed demolition of shippon and erection of detached bungalow and detached garage.  Withdrawn.]

3/2002/0072/P – Proposed two No. holiday cottages.  Approved with conditions 2 July 2002.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy EMP12 - Agricultural Diversification.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are compliance with local plan policy and more specifically, the effect upon visual amenity, residential amenity and highway safety.  

Local Planning Policy EMP12 provides for agricultural diversification developments which are supportive of farming enterprise and which increase its viability.  The farm has already diversified to an extent by developing B&B facilities within the farmhouse itself.  Policy RT1 on Tourism Development is similarly supportive of this type of scheme, subject to a number of criteria being met.  In principle, therefore, I can see no objection to this proposal.  I note that the two new build holiday cottages have already been approved and developed on the neighbouring unit, Angram Green Cottage, and planning permission is sought for a further holiday cottage adjacent to these (see planning application 3/2006/1008/P).

It is important to have regard to the location of the site within the Area of Outstanding Natural Beauty as any development therein should protect, conserve and enhance landscape and character.  The proposed holiday cottage would be physically well related to the farmhouse and cottage and would be seen within the context of the farm complex.  The building would be of traditional design and appearance and would be finished in natural stone with a blue slate roof.  The increase in height from the existing building to the proposed is a little over 2m and the floor space of the proposal is, in fact, less than the existing building.  I do not believe, therefore, that the proposal represents over development and there is ample amenity space between the proposed cottage and the existing static caravan.  The existing “shippon” building is unsightly and is in a state of disrepair.  All in all, I consider that the proposal would protect and conserve the Area of Outstanding Natural Beauty and, indeed, would enhance the appearance of the area.   

Angram Green Cottage is within close proximity of the proposal and has planning permission for a sun room extension, which will extend towards the proposed holiday cottage.  However, the neighbouring property is on higher ground (approximately 2m higher) and, given the relatively small height increase from shippon to holiday cottage, and bearing in mind that the proposal would be sited further away from the neighbour than the existing building, loss of light to Angram Green Cottage would be minimal.  Amendments secured will minimise overlooking to the neighbour due to the proposed retention of the stone wall to a height of 2m.   In summary, the impact on residential amenity would be minimal.

Turning finally to highway safety, the site is accessed from West Lane, which is a narrow country lane with poor visibility in parts, and for this reason, the County Surveyor would be prepared to support a refusal of the application unless the proposal complies with the Council’s Agricultural Diversification Policy.  In this instance, I consider that the proposal would contribute towards agricultural diversification and to securing the long term future of the farm, and this should be given substantial weight in determining the application.  

After careful consideration, it is considered that the scheme should be supported and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 13 February 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.

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


REASON:  In order to comply with Policies G1, G5, ENV1, EMP12 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the building including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

5.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

6.
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 29 September 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.

7.
The boundary stone wall on the eastern boundary of the site shall be constructed to a height of 2m and maintained at that height in perpetuity.


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

NOTE(S):

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

2.
The applicant should ensure that the existing foul drainage system is in a good state of repair, regularly desludged and of sufficient capacity to deal with any potential increase in flow and loading which may occur as a result of this proposal.

APPLICATION NO: 3/2007/0043                                          
      (GRID REF: SD 377307 434533)
PROPOSED: Remove the flat roof over the garage/bedroom and the kitchen. Then to build a matching pitch and hip roof over all the dwelling and cover new and existing roof in matching slates at 10 Scott Avenue, Simonstone.
	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	One letter of objection received from a neighbouring property. Objection is on the basis that there would be loss of light and the proposal would devalue the objector’s property.


Proposal

The proposal is to replace the flat roof over the kitchen, bedroom and garage to the side and rear of the house with a pitched roof. This will incorporate constructing a new roof over the whole house, slightly elongating the existing apex of the roof to accommodate the larger roof shape.

Site Location

The site is in a residential area in Simonstone.

Relevant History

3/1991/0231 – Flat roof garage and bedroom extension - Approved

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues of concern in relation to this application are the impact on the neighbouring properties and the impact on the street scene.

In my opinion, there would be no significant neighbouring impacts caused by the proposal. The adjoining property (no.12 Scott Avenue) is at a higher level than the application site.  The existing height of the garage is the same as the proposed eaves height of the pitched roof. The pitched roof will be angled away from the objector’s property. After carrying out the BRE 45o rule, there would be no significant loss of light. The window in the side extension of the neighbour’s property is a secondary window to the lounge. Therefore the implementation of the scheme would not cause loss of light significant enough to warrant a refusal on these grounds. 

The size would be acceptable as there would be no height difference to the existing apex of the roof. The design is acceptable and would improve the existing flat roof design.

In terms of street scene, there is a mixture of house styles within the street and the proposed scheme would not appear incongruous and in my opinion would improve the existing. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO: 3/2007/0047/P
(GRID REF: SD 7397 4086)

PROPOSED CAR PORT TO EXISTING GARAGE AT PRIMROSE CLOUGH, 5A PARKER AVENUE, CLITHEROE 

	PARISH COUNCIL:
	No objections. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.




Proposal

Planning permission is sought for the erection of a carport on the south side of the existing detached garage.  The area covered is approximately 7.4m x 5.1m.  The maximum height is approximately 3m and the height to the side adjacent to the rear garden of 4 Beverley Drive is approximately 2.7m.  Materials used would consist of galvanised box section frame with polycarbonate sheet roofing and side panel.  

Site Location

The property is a detached dwelling of relatively recent construction (see history) situated at the southern end of the cul de sac with properties on Beverley Drive beyond.  The existing garage is situated approximately 14m to the east of the dwelling itself.  

Relevant History

3/96/0195/P – Erection of detached bungalow.  Reserved Matters.  Approved with conditions 18 June 1996.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in determining this planning application are the impact on visual and residential amenity.

The proposal would be lower than the detached garage and will not be visible from Parker Avenue.  It would be possible to see the polycarbonate panel and roof from the gap between properties on Beverley Drive.  However, I do not consider that the proposal would result in loss of visual amenity.  

The south side of the proposal would abut the boundary with the neighbours and the polycarbonate panel and roof adjacent to the rear gardens of 4 and 6 Beverley Drive would rise above the boundary fence by approximately 1m, but this would not lead to significant loss of light to the neighbours.   No. 4 Beverley Drive is approximately 6m away from the boundary, which is considered sufficient to minimise any impact and No.6  Beverley Drive has a detached garage in the far corner of their rear garden, which will screen much of the proposal.

I can therefore see no objections to this 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 or be to the detriment of highway safety.

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

1.
The proposed car port 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:
3/2007/0048/P
(GRID REF: SD 7005 3318)

PROPOSED EXTENSION TO REAR TO FORM RECREATION BLOCK INCLUDING GARAGES, SWIMMING POOL AND GRANNY FLAT ETC (RESUBMISSION) AT CARR HALL, WHALLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	The Parish Council has no objections to the proposal subject to a condition that the recreational facility and living accommodation cannot be used as a separate dwelling and should draw its services from the main house.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Langho who objects to the application on the following grounds:



	
	1.
	The recently built main residence is considerably larger than the original Carr Hall, and I understand that the recommended increase in size from the original has already been exceeded by a considerable amount.  



	
	2.
	It seems odd, and possibly negligent, to build a house of this size with no garage provision.  If garages are required, they should be within the main structure.



	
	3.
	The house is so large that there should be no difficulty in providing space for a granny flat, and the swimming pool could be provided within the basement which occupies the full ‘foot print’ of the building.



	
	4.
	With the house and the garden centre, this development already stands out far too much and should be stopped at the level it has now reached. 



	
	5.
	There is a history of trying to get around planning requirements on this development, such as the erection of stables without planning permission.  


Proposal

The proposal relates to a 36m long x 14m wide part single storey and part two storey building to be linked to the rear (south) elevation of the existing Carr Hall by a covered walkway at first floor level.  The building would contain three garages, a swimming pool (with associated changing rooms, plant rooms etc) and a unit of living accommodation comprising two bedrooms with en-suite bathrooms, living room, dining room and kitchen.

The building would have a pitched slate room, with a maximum ridge height of 9m and would be of stone construction to match the existing Hall.

Site Location

The application relates to Carr Hall, a large dwelling located on the south side of Whalley Road mid way between the settlements of Wilpshire and Langho.  The dwelling, and the adjoining buildings to the west which are in the course of development to form a garden centre, are accessed by a track from Whalley Road of approximately 250m in length.  

The proposed extension would be to the rear (south) of the dwelling.

The immediate vicinity of the site has the appearance of open countryside between the two settlements and is within the Green Belt.    

Relevant History

3/2000/0777/P – Extension and internal alterations.  Conditional planning permission granted.

3/2000/0778/P – Extension and internal alterations.  Listed building consent granted subject to conditions.

3/2005/0072/P – Alterations and extension to de-listed dwelling through total demolition and rebuilding.  Conditional planning permission granted.

3/2006/0684/P – Extension to form recreation block including garages, swimming pool and granny flat.  Refused.   

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

In 2000 planning permission and listed building consent were granted for a large extension and alterations to Carr Hall which, at that time, was a Listed Building.  When these extensive works were commenced, a number of major structural faults and weaknesses, which had been concealed at earlier stages, were revealed.  Following a request by the applicant, the building was therefore subsequently de-listed by English Heritage.  Following this de-listing, the vast majority of the original building was demolished and much of it was rebuilt, along with continued work on the approved extension.  An application to regularise these demolition and rebuilding works, and also to incorporate a basement into the building (3/2005/0072/P) was subsequently submitted, and was approved by the Committee on 14 June 2005.  The building has been rebuilt on the foot print of the original Hall.  These previous permissions included the erection of a detached single storey building to the rear (south) of the main building to comprise a storeroom and three car garage.  That approved building, which has not been erected, has dimensions of approximately 24m x 8.5m.

In 2006, planning permission was sought for a proposed extension at the rear of the main house to form a recreation block including garages, swimming pool and granny flat (3/2006/0684/P).  That proposal related to a 42.5m long x 14m wide two storey building which was to be linked to the rear elevation of the existing Carr Hall by a covered walkway at first floor level.  The building was to contain four garages, a swimming pool (with associated changing rooms, plant rooms etc) and a unit of living accommodation comprising two bedrooms with en-suite bathrooms, living room, dining room and kitchen.  

Although sited at the rear of Carr Hall, that previously proposed extension would have projected 11.5m beyond the western side elevation of the existing dwelling.  It was considered that, by virtue of its size (particularly its length) and design, the previously proposed extension was tantamount to the erection of a relatively large dwelling attached to the existing substantial Carr Hall, which therefore represented unjustified and inappropriate development which would detract from the openness of the Green Belt contrary to Policy ENV4 of the Local Plan.  Permission was therefore refused for that reason.  

Permission is now sought for a similar development, but with its length reduced to 36m, such that only 5m of the single storey swimming pool part of the extension would project to the west of the existing main dwelling.  

Whilst this is still a large extension on to an already substantial house, a refusal of the application would have to be based on detriment to the openness of the Green Belt.  Now that the previous excessive length of the extension has been reduced, I consider that a refusal on that particular ground would be difficult to sustain.  

A Langho resident has expressed the opinion that the accommodation which would be comprised in the proposed extension could, and should, have been provided within the already very large dwelling, and that the rebuilt dwelling has already more than used up the 30% increase in size which is the guideline referred to in the SPG: Extensions and Alterations to Dwellings, for extensions in Green Belt and open countryside locations.  Whilst appreciating that viewpoint, it could also be argued that an annex of this size and design is not inappropriate for a dwelling the scale of Carr Hall.  The proposed extension although large would not, in my opinion, detract from the appearance of the property itself and, as previously stated, it would be difficult to sustain any reason for refusal based on a claim of detriment to the openness of the Green Belt.  This is particularly the case when the proposal is considered, not only in relation to Carr Hall, but also to the adjoining garden centre building.  It would also, in my opinion, be difficult to sustain an argument that the building now proposed would have a substantially increased effect on the openness of the Green Belt compared to that of the 24m x 8.5m store/garage building which could still be erected under the existing permissions.

Overall, subject to a condition concerning the precise use of the building, as requested by the Parish Council, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposed extension would not detract from the appearance and character of Carr Hall, nor would it have any seriously detrimental effects on the openness of the Green Belt.  

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

1.
The proposed garages, swimming pool and granny flat shall be used for private domestic purposes only as ancillary accommodation to the existing dwelling, Carr Hall, and shall not be used for any commercial purposes nor as a separate self contained dwelling. 


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

APPLICATION NO: 3/2007/0049/P
(GRID REF: SD 7164 3513)

PROPOSED GENERAL AGRICULTURAL BUILDING (RESUBMISSION) AT LAND AT ELKER, OFF WHALLEY ROAD, BILLINGTON

	PARISH COUNCIL:
	Objects to this application on the grounds that we feel it is a large building and, as such, would be visibly intrusive if built at this location.  In addition, it is very close to a busy main road which may make access difficult.  We feel that there are other locations within the boundary shown by the blue line on the map that would be more appropriate and acceptable. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	N/A

	
	
	

	ENVIRONMENT AGENCY:
	N/A

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.




Proposal

This planning application is a resubmission of planning application 3/2006/0910, which was refused under delegated powers.

Planning permission is sought for an agricultural building to be sited on agricultural land on the north side of Whalley Road, adjacent to the road, opposite a residential property on the other side of the road, Foxcroft.   The proposed building would be sited parallel to the road, rather than perpendicular to the road, as originally proposed.  The distance from the road is approximately 1.5m and the land is approximately 1.3m lower than road level.    The reduced dimensions of the proposal are approximately 18.4m x 9.1m x 3m to eaves and 4.3m to the pitch.  Materials used would consist of blockwork and tanalised Yorkshire boarding to the elevations with a fibre cement roof, which includes eight rooflights, four to each roof slopes.  

There is an existing vehicular access adjacent to the proposed building and existing sheep handling facilities at this location.

The applicant has three separate parcels of land but the farmhouse is on Whalley Old Road.  There is currently no building on the Whalley Road land, therefore, the proposed building would obviate the need to travel a 4.5m round trip when transporting sheep, food and machinery from the Farm.

Site Location

The application site consists of agricultural land on the north side of Whalley Road, some 350m to the south west of Billington, within an area of open countryside, as defined by the Local Plan.

Relevant History

3/2006/0910/P – Agricultural building for general purpose use.  Refused on 19 December 2006.

3/1995/0200/P – New agricultural access.  Approved with conditions 14 June 1995.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy SPG – “Agricultural Buildings and Roads”.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the impact on visual and residential amenity.  

The proposed height of the building to the pitch has been reduced from approximately 5.1m to 4.3m and the height to eaves reduced from approximately 3.7m to 3m and the building turned around 90o so that it would be parallel to the road.  The width of the building has been reduced by approximately 1m.   There is an existing established hedgerow along the edge of the field which the applicant will grow to screen as much of the proposed building as possible, and the land level drops 1.3m from road to field.  In addition, the applicant is willing to excavate so that the proposed building will sit even lower.  There is existing built development on the opposite side of the road, including a hotel, so the proposal will not appear completely isolated.  

In my opinion, the above factors will mitigate the visual impact on the open countryside setting.  Given the size of the parcel of land, there would appear to be a need for a building and the proposed siting is the most practical for the applicant due to the presence of the vehicular access and sheep handling pen.

The neighbouring dwelling is approximately 28m away from the proposed building and, for this reason, it is unlikely that loss of light would occur although loss of view is possible.  

In summary, I am satisfied that the revised proposal would have no significant adverse impact on the amenities of the area and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
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.

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


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

3.
Prior to commencement of the development precise details of the proposed finished floor level of the building shall be submitted to and approved in writing by the Local Planning Authority.


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

NOTE(S):

1.
The facilities must comply with the Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 (as amended 1997)


Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or underground waters.

2.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

APPLICATION NO: 3/2007/0053/P
(GRID REF: SD 374319 441495)

PROPOSED 138 sq. m. sales floor extension at Sainsbury’s plc, Moor Lane, Clitheroe
	TOWN COUNCIL:
	No objections to this proposal.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No LCC Highways Observations.



	
	
	

	Engineering Services:
	This application affects a site which has previously been used in such a way that it may be classified in the future as "Contaminated Land". Further investigation into this matter is recommended.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a resident of Highfield Road, with the following comments being raised:

· The personnel/fire door that opens across the pavement is still in use.

· Vehicles still arrive and sit with engines running and show little consideration to residents when unloading.

· The air conditioning often keeps us awake at night in the winter.

· Staff parking spaces are not used for cars but as storage spaces.

· Various repair and external works have not been completed at the objectors house.

· Loss of car park spaces with the introduction of new trolley bays.


Proposal

To extend the sales floor area by 138 sq. m. by extending the existing glazed front out by approx. 5.3m and re-configuring the existing entrance lobby.

Site Location

Located off Moor Lane, on the outskirts of the Clitheroe Conservation Area and within the settlement boundary of Clitheroe as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1997/0792 – Erection of Class A1 Retail Foodstore – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy S2 - Shopping Policies - Outside Clitheroe Centre.

Policy T7 - Parking Provision.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

This application seeks approval for alterations and extensions to the Sainsbury’s supermarket in Clitheroe, off Moor Lane, by extending the existing glazed front out by approx. 5.3m and re-configuring the existing entrance lobby to create an increase in the sales floor area by 138 sq. m. The application also sees a reduction in car park spaces from 148 to 142, in order to create space for the erection of 4 new covered trolley shelters in their place. 

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

The view of the front elevation of the building will remain almost entirely the same as the existing, as the proposed alterations only seek the moving of the existing glazed area in front of the checkouts forward in line with the existing building line of the building. As such, bearing this in mind, it is considered that the proposed extensions and alterations to an already large retail unit are acceptable both in terms of their compliance with the relevant Policy, and in terms of the minimal visual impact they will have on the existing building and on the area as a whole. A condition will be placed on any subsequent approval asking for material samples for the front elevation to ensure it will be constructed in materials that are satisfactory in relation to the area. 

The County Surveyor notes the loss of parking spaces on site, however he is satisfied that the remaining number still provides more than enough allowance for a store of this size.
As such, and bearing in mind the site is located outside on the edge of the Clitheroe Conservation Area, I do not consider that the proposal will have any undue adverse visual impact on the surrounding area, and as such there are no objections to this proposal, and the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

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


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.
2.
Before the development is commenced, a detailed site investigation shall be carried out to establish if the site contains contaminants, to assess the degree and nature of the contaminants present, and to determine its potential for the pollution of the water environment.  The method and extent of this investigation shall be agreed in writing with the Local Planning Authority prior to commencement of the work.  Details of appropriate measure to prevent pollution of groundwater and surface water, including provisions for monitoring, shall then be submitted to and approved in writing by the Local Planning Authority before the development commences.  The development shall then proceed in strict accordance with the measures approved.


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

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 February 2007.


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

APPLICATION NO:
3/2007/0071/P                (GRID REF: SD 374320
441490)

PROPOSED Totem style shop sign, new store signage and car park signs with internal static illumination at Sainsbury’s plc, Moor Lane, Clitheroe, Lancashire for Sainsbury’s Supermarket Limited

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	County Surveyor – Following the submission of amended plans, no objections.


	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a resident of Highfield Road, with the following comments being raised;



	
	· The proposed 7m sign will be a huge eyesore and if rigged like a flag pole will cause noise in the wind,

· The sign will be as tall as a lamppost or the of a chimney of a two storey house, and

· If McDonald’s were not allowed a sign on the bypass because of the environmental impact.


Proposal

To erect a new totem style shop sign at 5m high, new store signage to replace the existing externally illuminated sign and new car park signage to replace the existing signage.

Site Location

Located off Moor Lane, on the outskirts of the Clitheroe Conservation Area and within the settlement boundary of Clitheroe as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2005/0993 – ATM wall proposal.  Static illumination.  Granted conditionally.

3/1999/0007 – Various signs including one internally and one externally illuminated static sign.  Granted conditionally.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S14 - Advertisements.

Environmental, AONB, Human Rights and Other Issues

Advertisement consent is sought for a new totem style shop sign at 5m high replacing the current one at 4m, new store signage to replace the existing externally illuminated sign and new car park signage to replace the existing signage.

With regards to the new store signage, they intend to replace the existing, externally illuminated ‘Sainsbury’s’ sign with moulded acrylic, internally illuminated, individual letters spelling out Sainsbury’s. Policy S14 states that ‘Illumination is better if external to the sign’ however in this case, as the signage will be individual letters and not one block sign, I do not consider it to be out of keeping in this particular location and that it would have no significant impact on the area.

With regards to the replacement car park signage, following comments from the County Surveyor two signs were removed in order for car park layout to be less confusing from a highway safety point of view. The rest of the signs comply with Traffic Signs Regulations and General Directions 2002, and from a visual point of view are not considered to have a significant impact on the character of the area.

Finally, with regards to the new totem style shop sign, the applicant originally submitted details for the sign at 6m high, however following a visit to the site and assessment of the proposal in lines with Policy ENV16 which states that ‘The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or vies into or out of the area’, it was considered that the new totem should not be significantly higher than that existing. As such, amended plans were received showing the sign at 4.95m high, which is considered to be an acceptable increase in height and will have no significant impact on the character or setting of the Conservation Area.

Therefore, bearing in mind the site is located outside the Conservation Area, I do not consider that the proposal will have any undue adverse visual impact on the surrounding area, and as such there are no objections to this proposal, and the application is recommended accordingly.

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.
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.


REASON:  In the interests of visual amenity and in accordance with Policies G1 and S14 of the Ribble Valley Districtwide Local Plan.

2.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

3.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

4.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway or aerodrome (civil or military).


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 19 February 2007.


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

APPLICATION NO:
3/2007/0089/P
(GRID REF: SD 7282 4352)

PROPOSED GARAGE AND PORCH EXTENSION AT 14 PINDER CLOSE, WADDINGTON

	PARISH COUNCIL:
	The proposed garage is very long – the plans do not show the road, but it is suspected that if the garage were constructed according to the given dimensions, there would be no room for off-street parking.  If this is so, the Parish Council would object on the grounds that this section of road should be kept clear as it is used for vehicles reversing at the end of the cul-de-sac.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received. 


Proposal

This application details a garage and porch extension to the front elevation of the detached property.  The garage would extend approximately 7m out with a width of 3.7m.  The attached porch, including canopy, would extend approximately 4m out and has a width of 2.2m.  The height of both to eaves is approximately 2.5m and the height to the apex of the hipped roof is 3.6m.  Materials used would consist of brown brick and a white PVC porch.  Proposed roofing materials are not specified.

Site Location

The property is of late 1960’s construction, and is situated towards the head of the cul-de-sac on the east side with neighbouring dwellings on both sides and Edisford Road at the rear.  The site is within the settlement boundary for the village but outside the Conservation Area.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The Parish Council have raised the concern that the construction of the proposed garage extension would inhibit off-road parking at the property.  However, there would still be approximately 10m between the garage and pavement and, together with the proposed garage, there would still be adequate provision for off-road parking at the site.  

As the Parish Council have pointed out, the proposed garage, at 7m, is very long but in my opinion will have an acceptable impact on the street scene.  There is no uniform street scene and the property is set back from the next door property, No 15 Pinder Close, and the neighbouring dwellings beyond on this side of the cul-de-sac.  As such, the proposed garage will not project out as far into the street scene as perhaps indicated by the plans.  Single storey garage projections to the front of the properties is one of the characteristics of Pinder Close, particularly to the bungalows on the opposite of the road.  The scale and design of the proposals are considered appropriate.

The proposed garage would be adjacent to the boundary with No 15 Pinder Close and overlooking from the proposed windows in the side elevation would be possible over a low boundary hedge to the neighbour.  These windows should therefore be fitted with obscure glazing.  The scale of the proposal is such that loss of light to the neighbour would not be significant.  

In conclusion, I consider that the proposal 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 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.
All windows/doors on the north facing side elevation shall be fitted with obscure glazing,  precise details of which shall be submitted to and approved in writing by the Local Planning Authority before development commences.


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

APPLICATION NO:
3/2007/0108/P
(GRID REF: SD 7425 4230)

PROPOSED SINGLE STOREY EXTENSION TO REAR OF PROPERTY (RESUBMISSION) AT 6 HAWTHORNE PLACE, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbour which raises the following concerns.



	
	1.
	Loss of light to the adjacent property’s main living area.



	
	2.
	It will represent an overbearing and oppressive wall instead of a reasonable open view as at present.



	
	3.
	It will affect her total right to a view.


Proposal

This application details a rear single storey pitched roof sun-lounge having approximate dimensions of 4.2m x 4.2m x 2.2m to eaves and 3.6m to the apex of its pitch.  It will be constructed of render to both sides, stone walling with full height timber windows and door to the rear elevation all of which being under a blue slate roof.  

Site Location

The application property is a mid-terraced dwelling within the centre of Clitheroe.  The works are to the rear with No 4 to its south having previously extended in a similar manner.

Relevant History

3/06/0985/P – Two storey single storey extensions to rear.  Refused 19 January 2007.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

In assessing this scheme it is important to have regard to both visual amenity and potential effects on adjacent residential amenity.  Members will note that consent has been refused previously for extensions to the rear of this property and this was on the basis that that scheme by virtue of its scale, design and massing would result in an over dominant and oppressive extension leading to a loss of light and outlook to a habitable roof in an adjacent property.  However, that proposal was for a two storey extension as well as ground floor sunroom.  That scheme was assessed against the BRE methodology to assess potential loss of daylight to No 8 Hawthorne Place, ie the objector’s house and in applying the test both the single and two storey projections resulted in loss of light to their window.  The proposal has been amended with the two storey element deleted and the height of the sun-lounge reduced by approximately 200mm.  If the BRE test is now applied the sun-lounge just meets the requirements of the test and thus whilst recognising that there may be some loss of light to that room, it is not significant enough to warrant a refusal on that ground alone.  

The objector has also commented that the extension would lead to an overbearing and oppressive wall instead of a reasonable open outlook.  Committee should note that the eaves height of the structure on the boundary would be approximately 2.2m projecting some 4.2m away from the rear building line of the properties.  Under permitted development the applicant could build a 2m high boundary wall that extends the full length of the rear yard and that, it is argued, would potentially have a greater effect that the work shown here.

In terms of the visual impact of the works, they are to the rear of the property and Nos 2, 4 and 10 have had various extensions in the past of varying designs meaning there is no clearly identifiable style.  Thus I do not consider the works to be to the visual detriment of the area.

Having carefully assessed the proposal in its revised, I am of the opinion that it meets the requirements of plan policy and whilst having some effect on the amenities of No 8, this would not be significant enough to warrant an unfavourable recommendation.

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


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

APPLICATION NO: 3/2007/0120/P
(GRID REF: SD 7282 4387)

PROPOSED REAR AND SIDE SINGLE STOREY EXTENSION (RESUBMISSION) AT WOODLANDS, BEECHTHORPE AVENUE, WADDINGTON

	PARISH COUNCIL:
	Awaiting observations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received with the main reasons for objecting being loss of light and noise and general disturbance as a result of construction works.  The extension is very large in relation to the size of the plot.


Proposal

This planning application is a resubmission of planning application 3/2006/0730/P, which was approved by Committee on 9 November 2006.  The proposal is for a single storey extension to the side and rear.  The proposed dimensions of the extension are the same as previously approved, however the elevational treatment is different hence this resubmission.  The side of the rear extension on the boundary with Amberley was completely glazed to the rear elevation with a small amount of glazing continuing around to the side.  It is now proposed to have solid walls to both the rear and side elevations but with a glazed roof.  The other half of the rear extension would have two doors to the rear elevation instead of two windows.

Work has commenced on site, the walls have been erected but the roof has not yet been installed.  

Site Location

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

Amberley forms the other half of the semi detached building on one side and Leckfield is situated on the other side sharing a drive with the application site. 

The site is within the Area of Outstanding Natural Beauty and Waddington Conservation Area.

Relevant History

3/2006/0730/P – Demolish existing kitchen.  Build new rear and side single storey extension.  Approved with conditions 9 November 2006.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

An extension of the dimensions proposed in this application has recently been approved by Committee, therefore the main issue to consider is whether the revised fenestration/elevational treatment has any adverse effect on residential and visual amenity.  In relation to the neighbour on the other side of the drive, Leckfield, and the elevation facing that property, the revised application is no different to the previous approval.  

The side elevation on the boundary with the attached neighbour, Amberley, is now to be a solid wall to a height of approximately 2.5m.  The wall of the extension is approximately 50cm higher than the boundary fence and, as such, has little effect on light reaching the neighbouring property, which has French doors close to the boundary.  The proposed glazed roof over the extension would minimise loss of light to the neighbour.  As with the previous application, the proposed rear extension complies with the BRE 45o rule on loss of light in relation to the neighbour’s French doors.  

The neighbouring properties at the rear are approximately 10m away from the extensions (with a rear access track between) and would not be significantly affected by the revised window/door treatment proposed.  

The revised elevational treatment would have little impact on the appearance of the Area of Outstanding Natural Beauty and conservation area.

In summary, I have carefully considered the representations made by the neighbours but conclude that the impact on residential amenity is not significantly worsened by this revised application.  I therefore recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO: 3/2007/0121
                                         (GRID REF: SD 374787 442653)

PROPOSED: Single storey extension to accommodate disabled facilities to rear of property at 41 Warwick Drive, Clitheroe.

	TOWN COUNCIL:
	No comments received at time of writing report. 



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby resident.  There are four objections covered in letter, being:



	
	1.
	The foundations will encroach onto the neighbour’s property.



	
	2.
	The objector states that he was not allowed to build up to the boundary, and the extension proposed is to be built up to the boundary.



	
	3.
	There is no maintenance space.



	
	4.
	The proposal would extend beyond the rear elevation of his extension and would affect daylight and sunlight.


Proposal

The proposal is for a single storey rear extension, projecting 4.8m from the rear elevation and being 5.6m wide. It is proposed to have a hipped roof being 3.9m at the maximum point and 2.5m at the eaves. It is proposed to be built in matching materials. 

Site Location

The site is within the residential area of Clitheroe.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

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

The extension is proposed to project quite a significant distance from the existing rear elevation, however due to the eaves height and the existing boundary treatment in place, the neighbouring impact would not be significantly detrimental. The adjoining property has an existing conservatory projecting approximately 3m. 

The size is significant for a household extension, however it is at the rear and there would be no detrimental impact caused to the existing house. 

The design is acceptable and would not form an incongruous feature.

Taking into account the neighbouring objections, I must point out that the first three objections are not material planning considerations. The fourth objection states that there would be loss of light to the neighbour’s extension, however the loss of light would not be detrimental enough to warrant a refusal of this application, especially since the loss of light would be to the extension and not to the original house.

Overall, in my opinion, there would be no significant impact caused by the implementation of this extension. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission is GRANTED.
APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED

APPLICATION NO:  3/2005/1013/P
(GRID REF: SD 7483 4317)

OUTLINE APPLICATION FOR THE CONVERSION OF EXISTING OFFICE BLOCK TO 2 NO. APARTMENT AND THE ERECTION OF 5 NO. ONE AND TWO BED APARTMENTS TO MEET LOCAL HOUSING NEEDS ON LAND ADJACENT TO ROCKMOUNT, PIMLICO ROAD, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the access and parking provision as shown on the amended plans subject to the provision of a disability friendly access from the bus stop into the site.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident expressing objections to the application as originally submitted on the following grounds:



	
	1.
	There is no access to the site from the public highway, only from the privately owned access road to Coplow Quarry.  



	
	2.
	As the junction of the access road onto Pimlico Road has very poor visibility, the proposal is detrimental to highway safety.



	
	3.
	The proposed parking provision is inadequate.



	
	4.
	The design of the new building is out of keeping with the traditional domestic housing types which define the character of the local area.



	
	5. 
	The proposed three storey building is 10m high on an already elevated site, its massing seems excessive and there is little or no land left for amenity purposes.


Proposal

The application is submitted in outline, but details of the siting, design, external appearance and means of access are all submitted at this stage, with only landscaping reserved for subsequent approval.  

Permission is sought for the conversion of a presently vacant former office building to form 2 No. one bedroom flats and for the erection of a three storey building containing 2 No. one bedroom flats and 3 No. two bedroom flats.  As originally submitted, the three storey building had flat and mono pitched sections of roof and an external finish to the walls of render and cladding.  However, amended plans have been submitted in which the roof now has a more traditional dual pitch, the cladding has been deleted, and head, cill and jamb details and quoins at the corners of the building have been introduced into the design.  The gable elevation facing Pimlico Road is also to have a stone finish with the remainder of the building being rough cast render.  

As originally submitted, seven parking spaces were proposed, but this has been increased to ten on the amended plans.  The end section of the private access road to the quarry (which is used to gain access into the proposed parking area) has also been included within the application site, and Notice has been served on its owners, Castle Cement.  The originally proposed ramps to provide disabled access between the lower and upper parts of the site have also been replaced in the amended plans by an enclosed lift shaft.  

Site Location

The application relates to an existing building and adjoining land on the east side of Pimlico Road to the north of the property, Rockmount.  The site is adjoined to the east by a residential property and to the north by the Black Horse public house.

The site is in two distinct parts with the existing building and the proposed parking area adjoining Pimlico Road being considerably lower ground than the part of the site upon which it is proposed to erect the three storey building.

Relevant History

3/2003/1010/P – Erection of one dwelling.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy H21 - Affordable Housing - Information Needed.

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

Interim SPG – Housing

Policy 12 – Housing Provision – Joint Lancashire Structure Plan

Environmental, AONB, Human Rights and Other Issues

The previous application for one dwelling on this site was refused on the grounds of adding to the over provision of housing.  Matters for consideration in the determination of this current application are the principle of the development, its potential impact on highway safety and its likely effect on visual and residential amenity.  

In terms of the principle of the development, as Committee are aware, there is an oversupply of residential development within the Borough when measured against the target set by Lancashire County Council in the Joint Lancashire Structure Plan.  This led to the restrictions which are now in place as outlined within the Interim SPG Housing and the Alts Review 1st Deposit Edition.  For residential development to be acceptable in principle it must be affordable local needs housing that fully meets the requirements of Policy H19, H20 and H21 of the Local Plan (as revised by Alts 11 and 12).  The application is made for affordable housing with a draft Section 106 Agreement submitted indicating that the flats will be for rental or for sale at discounted rents and sale prices, and setting out the criteria for eligibility which reflects the agreements recently made on other sites within the Borough.  The site is within the main settlement of Clitheroe, is on a bus route and is within walking/cycling distance of the town centre.  It is therefore a sustainable location.  Therefore, in terms of principle, I am satisfied that the appropriate criteria have been met.

Turning to matters of detail, an objector has raised concerns about highway safety.  Subject, however, to the provision of a satisfactory disability friendly access into the site (which can be ensured by an appropriate condition) the County Surveyor has no objections to the proposed access and parking spaces as shown on the amended plans.

The upper part of the site is so well screened by boundary walls and trees that the proposed building would have no discernable effects upon the amenities of either Rockmount to the south or Garden House to the east.  Although the owner of that latter property has expressed objections/concerns about highway safety and design issues, he does not object on the grounds of any detriment to his own privacy and general residential amenities.


With regards to design and visual amenity, the former stables building would be converted without the need for any external alterations by taking advantage of alterations which have previously been carried out.  The scale and profile of that building would, therefore, remain exactly as it appears now, with a height to ridge of 7.4m.  

The proposed new apartment block will be approximately ‘L’ shaped in plan, laid out to reflect the widening of the site towards the east.  Accordingly the footprint will have an overall length of 15.6m and a maximum width of 10.4m.  The section nearest to the car park will be two storey and the wider section further into the site would be three storey with a maximum height of 9.6m.  

As shown on the amended plans, I consider the design and external materials of the proposed building to be appropriate for the locality.  Although it will be clearly visible above the trees on the front boundary of the lower part of the site, the proposed building, even at three storeys high, would be less prominent in the street scene than the adjoining property, Rockmount.  I do not consider that the building would form an inappropriate or incongruous feature in the street scene.

Overall, subject to the completion of the Section 106 Agreement to properly control the retention of the “affordability” aspect of the proposal, and appropriate conditions, I consider the proposal to be acceptable and in accordance with the relevant Local Plan Policies and Alterations.  

SUMMARY OF REASONS FOR APPROVAL

The proposal will result in the provision of 7 affordable units of housing accommodation in a sustainable location without any seriously detrimental effects upon visual amenity, nearby residential amenity or highway safety.

RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Development Services to grant outline planning permission subject to the completion of a satisfactory Section106 Agreement, and the imposition of standard outline conditions plus the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 15 February 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.

3.
The application to be submitted for the approval of reserved matters shall include precise details of the landscaping of the site and boundary treatments; and shall also include details of a disability friendly access route from the nearby bus stop into the site.  


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

4.
The access and parking spaces shall be provided in accordance with the approved plans, and shall be available for use prior to the first occupation of any of the residential units within the development.  Thereafter these facilities shall be kept clear permanently of any obstructions to their designated use.


REASON:  For the avoidance of doubt, and in the interests of highway safety, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan. 

APPLICATION NO: 3/2006/0849/P
(GRID REF: SD 7423 4147)

PROPOSED CONVERSION OF WORKSHOP/OFFICE INTO TWO AFFORDABLE FLATS AT GD PORTER PREMISES, WOONE LANE, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from the owners of an adjoining property who objected to the application as originally submitted, and then confirmed that they still object to the application as amended.  Their grounds of objection are summarised as follows:



	
	1.
	As work has already commenced, it appears that a decision in principle has already been made.



	
	2.
	The proposed side wall of the extension will be so close to their side wall that they will be denied access to maintain it, and they would effectively lose their existing detached status.



	
	3.
	As originally submitted, the extension would have been within inches of their landing window with seriously detrimental effects on light to that window.  The amended plans attempt to address this problem, but it is not possible from the plans to assess the full impact of the extension on that window.  Only by standing at the window does it become obvious that the alterations to the plans do not go far enough.



	
	4.
	In respect of noise and privacy, the benefits of living within what is presently effectively a detached house, will be lost.



	
	5.
	The side extension will project forward of their front wall, thereby having a detrimental effect on light to a first floor bedroom window, and upon the view of the Castle grounds from that window.  The neighbours do not agree that the loss of a view should not be considered in the determination of a planning application.



	
	6.
	The proposal will reduce the value of their property by (they estimate) at least £50,000 by taking away its detached status.  Again, they consider that this should be relevant to the consideration of the application.  They say that the applicant will benefit financially if permission is granted, but at their cost.



	
	7.
	Whilst supporting the principle of low cost of housing, they feel that this particular application should be refused and negotiations should take place with a view to providing one affordable dwelling on the site in a way which can be supported by all parties.



	
	8.
	The neighbours invite the relevant Council Officers and Members of the Planning and Development Committee to visit their home in order to fully assess the impact of the proposal, before a decision is reached on the application.


Proposal

The existing building is two storeys with single storey elements at its south western side (adjoining the dwelling, Grove House) and at the rear.  Its present use is workshops and office accommodation.  Permission is sought for the conversion, extension and alterations of the building to form two affordable flats.  As originally submitted, it was proposed to build above the single storey parts of the building at both the side and the rear.  As amended, it is now proposed to build above the side single storey part of the building, but to leave the rear projection at single storey only.

Internally, the building would be converted to provide a one bedroomed flat on the ground floor with a two bedroomed flat above.  Each flat would have its own doorway onto Woone Lane, and there would be a shared bins/bikes store also with a doorway onto Woone Lane.

All windows to the flats would be in the front and rear elevations of the building, with those at the rear shown to be fitted with obscured glass.

The external materials will comprise a natural slate roof with roughcast render to the walls and stone surrounds to the window openings.

Site Location

The property is on the south eastern side of Woone Lane, opposite the Castle grounds and approximately 140m to the south west of the mini roundabout junction in front of the Emporium.

It is adjoined to the south west by the dwelling, Grove House, to the north east by other commercial properties and to the rear by a terrace of three properties, one of which is a hairdressers and the other two are presently vacant.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

Environmental, AONB, Human Rights and Other Issues

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

The matters of detail which need to be considered relate to visual amenity, highway safety and the amenities of nearby residents.  With regards to the first issue, I consider that the proposed extension and refurbishment of this building will actually improve its external appearance.

With regards to the second issue, the County Surveyor has stated that he has no highway observations to make on this application.  Although there is no parking available within the site, this is a town centre location, and the parking requirement generated by the two flats is likely to be very similar to that generated by the existing business use of the building.

With regards to the third issue, it could be argued that the change of use of a workshop/office building (which is long established and therefore not subject to any hours of use or noise restriction conditions) into two residential properties would represent an improvement in respect of the amenities of neighbouring residents.  In this case, however, the owners of the most directly affected dwelling, the immediately adjoining Grove House, have objections to the details of the scheme (whilst accepting the provision of affordable housing in principle).

In particular, they object to the replacement of a single storey lean-to close to the side wall of their property by a two storey extension.  A similar proposal to convert a single storey projection at the rear of the building into a two storey extension has been deleted from the scheme by amended plan received on 7 December 2006.

The neighbours consider, firstly, that the extension would have an adverse effect on light to the first floor landing window in the side of their dwelling.  As the landing is not a habitable room, this does not represent a valid reason for refusal of the application.

Secondly, the neighbours say that their privacy will be adversely affected.  As the windows in the front elevation of the property are further forward than the neighbour’s front windows, and those in the rear elevation are to be obscure glazed, there would be no overlooking of their property.  Even if the rear windows were not obscure glazed, they would only provide an angled view of the neighbour’s landing window which, itself, is fitted with coloured/obscured glass.

The neighbours refer to a possible noise nuisance due to the proximity of the flats, but I would contend that a legitimate, more intensive use of the building for workshop purposes, would be much more likely to result in a noise nuisance.  With the wall of the neighbour’s property and the wall of the extension between them, I do not consider that any discernable amount of noise would pass between the two properties in either direction.

The neighbours say that the side extension will project further forward than their first floor front bedroom window to the detriment of light and view.  As the extension would be to the north east of that window, any affects on direct sunlight would be minimal.  The view of the Castle grounds would only be affected when looking out of the window at an angle.  As Members are aware, however, the loss of a view cannot, in any event, represent a reason for refusal of a planning application.

The neighbours have also expressed concerns about the fact that the side wall of the extension will immediately abut their side wall, preventing its maintenance.  This, however, is also not a legitimate planning consideration, but a matter to be resolved between the two parties through the Party Wall Act, if necessary.

Overall, whilst fully appreciating the concerns and objections of the neighbouring residents, I can see no legitimate and sustainable planning reasons to refuse this application.

SUMMARY OF REASONS FOR APPROVAL

The proposal will provide two units of affordable housing accommodation in a sustainable town centre location without any serious detriment to visual amenity, highway safety or the amenities of nearby residents.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 7 December 2006.


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.

3.
The windows on the rear elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

INFORMATION / DECISION
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