RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 3 APRIL 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:

	3/2006/0643/P
	Construction of two arterial roads (extension of existing on-site road networks to allow access to outer parts of the site)
	Barrow Brook Business Village,

Hey Road, Barrow

	3/2006/1012/P
	Extension and alterations 
	Leagram Mill Barn, Chipping

	3/2006/1024/P
	Demolish house & barn and erect replacement dwelling at 
	Ribblesdale House Farm

Blackburn Road, Ribchester

	3/2006/1037/P
	Conversion of traditional stone built barn into office accommodation and ex-agricultural building currently used for light industrial storage into a light industrial workshop
	Fishes and Peggy Hill Farm 

Henthorn Road

Clitheroe

	3/2007/0006/P
	Extensions to restaurant and kitchen, form new vehicular access, block off existing access
	Spread Eagle Hotel

Clitheroe Road, Barrow

	3/2007/0025/P
	Proposed replacement kitchen extraction and chimney stack and mock mansard roof
	The Spread Eagle Hotel

Mellor Lane, Mellor

	3/2007/0028/P
	Demolition of existing single storey utility room and erection of two storey extension forming utility room, bedroom and bathroom
	Wyndyates, Salthill Road

Clitheroe

	3/2007/0040/P
	First floor extension over existing rear lean‑to annexe
	1 Birks Cottages

Birks Brow

Thornley

	3/2007/0045/P
	Two storey side extension and  single storey rear extension (re-submission)
	No 2 Cottage

Genus, Mitton Road, Whalley

	3/2007/0050/P
	Two storey side extension and front porch
	14 Wellbrow Drive

Longridge

	3/2007/0062/P
	Demolish house and barn and erect replacement dwelling
	Ribblesdale House Farm

Blackburn Road, Ribchester

	3/2007/0066/P
	Replacement house type for barn conversion approved under application reference 3/02/0836/P including detached garage


	Little Elmridge Barn

Height Lane

Chipping

	3/2007/0094/P
	Garage extension 
	Green Banks

Pendleton Road, Wiswell

	3/2007/0101/P
	Rear garage extension with wrought iron railings and terrace above
	Meadow View, The Paddock

Sawley

	3/2007/0123/P
	Alterations to main entrance and external steps on south elevation of building
	The Barn, Turner Fold

Read

	3/2007/0114/P
	Vehicular crossing of footpath, conservatory and garage (new location) – resubmission of 3/2006/0693/P 
	150 Chatburn Road

Clitheroe

	3/2007/0141/P
	Demolition of existing garage, replaced with new single storey side extensions creating kitchen extension, garage and attic storage space. Proposed conservatory to rear of property. Re-submitted plans, amendments to 3/2006/0353 
	149 Henthorn Road

Clitheroe

	3/2007/0165/P
	Change of use to provide retail space and beauty treatment rooms
	12-14 Castlegate

Moor Lane, Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/1038/P
	Repairs: renovate existing windows to rear.  Front windows to remain.  Plaster patting to existing.  Internal decoration 
	58 Moor Lane

Clitheroe
	The replacement of historic sash windows with poor quality modern facsimiles has been harmful to the character and appearance of the listed building.  The proposed insertion of a damp proof course, replacement of the front door, and replacement of the second floor ceiling in plasterboard and skim has not been justified and is potentially harmful to the fabric in character of the listed building.



	
	
	
	

	
	
	
	

	3/2007/0030/P
	Removal of condition no 2 of planning permission 3/1977/1264/PB to permit independent residential use
	Selborne Bungalow

Back Commons Lane

Clitheroe
	Policy 12 – Joint Lancashire Structure Plan and SPG – Housing – the proposal would add to the existing significant oversupply of dwellings in the Borough.

	3/2007/0063/P (LBC)
	Replacement of existing garage/workshop/fitness room 
	Lovely Hall

Lovely Hall Lane

Salesbury
	The proposal would be harmful to the character and setting of the listed building because of its scale and dominance of adjacent historic buildings.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001/2016.

	3/2007/0064/P (PA)
	Replacement of existing garage/workshop/fitness room 
	Lovely Hall

Lovely Hall Lane

Salesbury
	The proposal would be harmful to the character and setting of the listed building because of its scale and dominance of adjacent historic buildings.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan 2001/2016.

	3/2007/0065/P


	Single storey side extension
	2 Chaigley Court Chaigley

Clitheroe
	G1, H18, Extension to the detriment of character of building and visual amenity, bearing in mind the location within the AONB.
Creation of an adverse precedent.


	
	
	
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2007/0189N
	Extension to agricultural building
	Halstead’s Farm

Slaidburn


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2007/0147/P
	Variation of condition 2 of permission 3/91/726 to allow the period authorised for land filling operations to be extended until August 2007 and to allow the period authorised for final restoration of the site to be extended until August 2008
	Coplow Quarry

Pimlico Road

Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0021/P
	Demolition of existing bungalows and link to garage and construction of new two storey residential property on the original footprint.
	Woodlands 

Bolton-by-Bowland

	3/2007/0027/P
	Demolition of existing single garage.  Earthworks to create level area.  Erection of new double garage and parking area.
	2 Bridge End

Whalley Road

Billington

	3/2007/0096/P 
	Proposed smoking area
	The Higher Buck

The Square

Waddington


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
	-
	
	AWAITING DECISION

	3/2006/0433

D
	27.9.06
	Mr & Mrs Dixon

To demolish and remove existing glass conservatory and the replacement with traditional glass/timber Orangery with painted joinery to agreed colour.

Dove Syke Farm

Eaves Hall Lane

West Bradford
	WR
	_
	AWAITING 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
	_
	AWAITING DECISION



	3/2006/0575

D
	7.11.06
	Mr P Street

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

1 Accrington Road

Whalley
	WR
	_
	Awaiting site visit

	3/2006/0629

D
	8.11.06
	Mr & Mrs T Knowles

Porch extension

Green House Barn

Commons Lane

Balderstone
	WR
	_
	AWAITING 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
	_
	Site visit 3.30pm, 26.3.07

Awaiting decision

	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
	_
	Awaiting site visit

	3/2006/0879

D
	15.3.07
	Paul Hensey

Addition of rear dormer to terraced property

8 West View

Clitheroe
	WR
	_
	Notification letter and questionnaire to be sent by 27.3.07


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO: 3/2006/0583/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 objection and the issue of site access and other off site works have been resolved.



	
	The most recent plans representing the agreed layouts are 987/01B; 02C; 10B; 11B; 12B.  I would advise that these plans represent the agreed principles of the required layouts, detail design and safety and it considerations may result in modifications to the ‘in principle layout’.  However, any such changes, if there are any, will be within the red edge or existing highway boundary.



	
	With regard to timing of the works, there has to be a balance between ensuring that works have been carried out when they are required, disruption to the general travelling public and premature provision.  It is my understanding that the Highways Agency (HA) have directed the inclusion of conditions referring to the timing of the works.  In particular, works to the eastern and western roundabouts of the junction with the motorway (Junction 31) are required when traffic entering the site reaches a certain level.  I am in agreement with the HA over these issues.



	
	With regard to the other off site works, the following have been suggested on behalf of the applicant and you may consider them appropriate.



	
	1.
The development, hereby approved, shall be carried out strictly in accordance with siting details specified on the plan ref AR/WB/00/Director of Resources/01/002/C and access details specified in plan reference 987/01B, unless otherwise agreed in writing by the Local Planning Authority.



	
	2.
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 may be approved in writing by the Local Planning Authority, in accordance with condition 1, shall be carried out in accordance with the approved plan.



	
	3.
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.



	
	4.
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 approve din 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/Director of Resources/01/002/C to be retained for emergency use only.

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



	
	The issue of extra traffic on Branch Road has caused some local concern that has been passed on to me.  The applicant has agreed to support works of a traffic calming nature up to a value of £40,000 if necessary.  The following condition may be suitable in making at least the principle agreed prior to work starting.



	
	Prior to the commencement of any part of the development, a suitable highway agreement shall be entered into with the Local Highway Authority relating to the provision of a road traffic calming scheme on Branch Road, Mellor Brook village.

	
	
	

	COUNTY PLANNING

STRATEGIC:
	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):
	Following additional information including a Great Crested Newt Outline mitigation statement and the imposition of appropriate conditions relating to landscape mitigation, survey work have no objection to the proposal but recommend consultation with Natural England.

	
	

	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

TRAVEL:
	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.  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.



	
	Following further discussions LCC are of the opinion that the revised Travel Plan submitted in February 2007 is acceptable. This covers the following



	
	· The timing of the appointment of the Travel Plan Co-ordinator (TPC).

· It ensures that TPC will be retained for an appropriate period.

· Budget commitments are given greater clarity, and these relate to established best practice.

· The availability of new cycling facilities for existing staff has been clarified.

· The procedures for providing works buses have been clarified as have the measures of success for the trial service.  This includes the length of any trial service.

· There is now more clarity regarding discounts to the fare structure.

· The travel plan monitoring system has been improved and annualised targets have been introduced to allow progress to be monitored.

	
	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 Spatial 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 Spatial Strategy.  The development proposes a range of sustainable design and construction techniques so complies with draft Regional Spatial 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

Members will be aware that this application was deferred to obtain further information and a meeting with representatives relevant to the consultation response refering to highway matters. Any issues arising from that meeting and from the determination of the South Ribble application will be reported verbally.

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.

During consideration of this application it was agreed both by South Ribble and Ribble Valley that having regard to the specifics of this case that it was not necessary to submit an Environmental Impact Assessment.

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 left 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 Spatial Strategy.

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

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

Policy EC2 – Manufacturing and Industry. Regional Spatial 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 walkover 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 Bae was on 29 August 2006 and focussed on gram areas, trees and shrubs affected by development works.  It noted its limitations of the findings due to the time of the survey.

The survey noted various species of gram 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 deb 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. Based on further details submitted no objection.

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 AR/WB/00/DR/01/002/C (hereinafter referred to as "the reserved matters") has been obtained from the Local Planning Authority.  Any detailed design shall incorporate renewable energy equipment to provide at least 10% of predicted energy requirements from the development unless otherwise agreed in writing by the Local Planning Authority. An energy plan shall be submitted with each building phase and shall be agreed in writing by 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 Policies  G1 and G8 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. AR/WB/00/DR/01/002/C and access details specified in plan reference 987/01B, unless otherwise agreed in writing by the Local Planning Authority.


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

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.
Prior to commencement of any phase of the development details of the landscaping for that phase of the site, including wherever possible the retention of existing trees, shall 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 within the first planting season following commencement of the development within any phase 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 13a, 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: 3/2006/0981/P
(GRID REF: SD 6503 3647)

PROPOSED DEMOLITION OF EXISTING BUNGALOW AND MOST OF CATTERY BUILDINGS AND ERECTION OF REPLACEMENT DWELLING, ERECTION OF GARAGE AND STORE, RE-SITING OF EXISTING CATTERY BUILDING AND ERECTION OF AN EXTENSION TO IT AT SOMERWOOD, STONEYGATE LANE, RIBCHESTER

	PARISH COUNCIL:
	No objection in principle to this application, but on the usual premise that the new build occupies the same footprint as the existing property.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application relates to the re-development of an existing dwelling and cattery business, comprising four elements as follows.

The existing bungalow, which has a floor area of approximately 90sq meters, and is located towards the eastern side of the site, is to be demolished.  The proposed replacement dwelling, which is to be erected on the western part of the site, is of two-storey design, but would also contain a basement and accommodation within the roof space.  The two-storey part of the building would have dimensions of 14m x 10m, and there would be an 8.5m x 4.3m single storey section at the eastern end of the building.  This gives a ground floor footprint of approximately 177m2.  The height of the replacement dwelling would be 5.5m to eaves and 8.5m to ridge.  The proposed external materials are stone walls with stone detailing under a slate roof.

A double garage with storage space above is to be erected to the east of the replacement dwelling, close the northern boundary of the site.  The garage will also be of stone construction under a slate roof.

The best of three existing cattery buildings is to be retained but re-sited and extended to form an ‘L’ shaped single storey building in the north eastern corner of the site.  This would have overall dimensions of 11.5m x 12.1m and would contain an office/reception area and 14 pens for the boarding cats.  The external materials would be dark green timber cladding under a pitched felt roof.  The other existing cattery buildings are to be demolished.

Four customer parking spaces, with an associated turning area, are to be provided to the south of the cattery building.

Site Location

The existing bungalow and cattery business is located on the west side of Stoneygate Lane in an open countryside location, north of Ribchester.  There are no other dwellings in the immediate vicinity of the site, which is surrounded by open fields, some of which are in the applicant’s ownership.

Relevant History

98/0210 – Demolition and replacement of existing timber cattery buildings.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

The existing detached bungalow at Somerwood, sits in a prominent position on the eastern side of the site, with three timber cattery buildings to the west, surrounding a lawned garden area.  The bungalow is of red brick construction to cill height, with render above, and it has a slate roof.  There is a collection of garden sheds to the east side of the bungalow and a single garage to the west.  The cattery buildings are single storey timber buildings which are painted green and which have a mixture of felt and corrugated metal roof cladding.

It is proposed to demolish the existing bungalow and the majority of the cattery buildings and to construct a replacement two-storey dwelling and a detached garage with storeroom above, and to re-site and extend one of the existing cattery buildings.  The proposed replacement dwelling would be constructed of stone with stone detailing under a blue slate roof.  The proposed dwelling will be set further back into the site, where it will be screened by existing trees.  The orientation of the dwelling on the site will be the same as the existing dwelling, ie south facing.  The cattery will be located closer to Stoneygate Lane and would be laid out in an ‘L’ shape, and the new garage block will be located between the dwelling and the cattery building.

The Parish Council has expressed no objections to the application on the premise that the new build occupies the same footprint as the existing property.  The extent of the site which will be occupied by the proposed buildings will be similar to that currently occupied by the existing buildings.  As previously stated, however, the proposed replacement two-storey dwelling (with basement and roof space accommodation) is considerably larger than the existing bungalow.

Policy H14 of the Local Plan is generally supportive of the re-building of dwellings in the open countryside, subject to careful consideration being given to design and materials and to the impact of the replacement dwelling on the landscape.  In the supporting text to the Policy, it is stated that, as a general guide, the volume of the existing dwelling should not be increased by more than 70m3 or 15%, whichever is the greater.  It goes on to say, however, that this guideline is imposed for two main reasons.  Firstly, because the stock of properties in the rural areas in need of such works, are generally older properties, which have been built from traditional materials in the style common to the area.  It is stated that, because of their history, they have generally been used as local workers cottages, as such, their normal size is relatively small; and that the development of much larger properties would be out of keeping with the character of the area.

In this case, however, the existing dwelling is not a two-storey dwelling of traditional design and materials, but is a bungalow, which, if anything, represents an inappropriate feature in the local landscape.  The proposed replacement dwelling and detached garage, however, reflect the traditional stone built farmhouses typical of this locality.  As originally submitted, the proposed dwelling was larger and higher than now proposed.  As amended by plans received on 26 February 2007, however, I consider its size, height, design and external materials to be appropriate for the locality.  Its proposed siting on the western part of site is also such that it will be very well screened by existing trees and hedges on the site boundaries.

The proposed replacement dwelling is similar in size and design to a number of other two-storey houses which have recently been approved to replace bungalows in this locality (eg at Ashdene on Lower Road, Longridge and Lynwood, also on Stoneygate Lane, Ribchester).

The proposal also involves considerable improvements to the existing cattery business, including the provision of parking spaces and a turning area.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 26 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: (A) 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 H14 of the Ribble Valley Districtwide Local Plan.

3.
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 dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H14 of the Ribble Valley Districtwide Local Plan.

4.
Prior to the first use of the new cattery building, the proposed four no visitor parking spaces and turning area shall be formed to the satisfaction of the Local Planning Authority and available for use.  Thereafter, these facilities shall be kept permanently clear of any obstruction to their designated use.


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

APPLICATION NO: 3/2006/0998/P (LBC) AND 3/2006/0999/P (PA) 
(GRID REF: SD 374 512)

PROPOSED CONVERSION TO FORM CARETAKERS MAISONETTE, OFFICES AND STORAGE (FOR USE IN CONJUNCTION WITH THE GRAND PERFORMING ARTS CENTRE) AT 16 YORK STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Town centre development, no issues.

	
	

	HISTORIC AMENITY SOCIETIES:
	No representations received.

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	No archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection received from the resident of 11 York Street, Clitheroe, which makes the following points.



	
	1.
	Objections are based on the apparent “cleansing” of residents from the town centre and specifically York Street.  When consent was given to the religious centre at The Grand, provision made for offices, storage etc.  A further application was made for 18 York Street, claiming similar requirements.  Now another property with same pretext.



	
	2.
	Change from residential is unnecessary and, if granted, a clear sign that Ribble Valley Borough Council are actively cleansing residents in the town centre to the benefit of business and the religious crusade of a wealthy and influential individual.


Proposal

Planning permission is sought for the conversion of the residential property to caretaker’s maisonette, offices and storage for use in conjunction with The Grand Performing Arts Centre.  The application form states that materials are to be slate, painted render and painted hardwood,  two full-time and four part-time staff are to be employed, there are two existing parking spaces to the rear and no vehicles will visit the site.

Listed Building Consent is also sought for conversion works affecting the character of the listed building.  Following negotiation the scheme has been amended and works which your officers considered harmful to the character of the listed building have now been deleted.  The scheme now includes alteration to building fabric of little historic interest.  The submitted Design and Access Statement refers to the scheme incorporating an upgrading to meet building regulations on fire separation, acoustics and structural requirements where practicable.  The statement also refers to the front elevation remaining as existing and at the rear a large ground floor window being split into two more sympathetic sized windows, and the basement garage door being replaced with a door and window.  Access at the rear basement level is to be provided as level.  Disabled access from the front pavement (1 step up) could be provided with a removable ramp.

Site Location

No’s 12 to 16 (even) York Street are Grade II listed terraced houses of the 18th century or early 19th century.  A number of other listed buildings adjoin or are in the vicinity of no 16 York Street and the list description states that no’s 2 to 18 York Street (all listed buildings) form a group.  The site is within Clitheroe Conservation Area and Clitheroe main shopping centre (Policy S1 of the Districtwide Local Plan).

Relevant History

6/2/2132 – Extension at rear for use as a bathroom and toilet.  Planning permission granted 6 December 1973.

6/2/1949 – Extension to rear of premises forming garage with kitchen above.  Planning permission granted 6 September 1972.

79/1133 – Erection of domestic garage.  Planning permission granted 13 December 1979.

3/2005/0034/P – 18 York Street.  Removal of existing ground floor window to York Street.  Replace with new window/stone surround to match original window in adjacent property.  Provision of internal fire resisting doors and partitions to suit new layout.  Required for change of use to office accommodation.  Listed Building Consent granted 12 July 2005.

3/2005/0009/P – 18 York Street.  Change of use from domestic to offices.  Internal alterations to create offices on lower ground floor, ground floor and first floor only – second to remain out of use.  Alteration of existing ground floor window to York Street.  Planning permission granted 12 July 2005.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy G1 - Development Control.

Policy EMP5 - Office Uses.

Environmental, AONB, Human Rights and Other Issues

In my opinion the main consideration in the determination of the listed building consent application is the desirability of preserving the listed building, its setting, and any features of special architectural or historic interest which it possesses.

The above issues are also main considerations in the determination of the planning application, together with the impact of development upon the amenities of nearby residents, and the appropriateness of the proposed use in this location.

In my opinion the proposed works have an acceptable impact upon the character and setting of the listed building.  Little remains of the historic interior and following scheme amendment, proposed works are now concentrated upon non-historic fabric.  It is not clear when the most significant historic interior features (eg all staircases are new) were lost.

I am mindful of the comments of the nearby resident in respect of the loss of residential use but I am satisfied that the proposed use complies with Policy EMP5 of the Districtwide Local Plan which states, subject to caveat, that within the settlement boundary of Clitheroe office developments will be considered appropriate.  The site is also within Clitheroe main shopping centre as defined by Policy S1 of the Local Plan and I am satisfied that the proposed use is appropriate to the town centre.

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character of the listed building, the setting of adjoining listed buildings, and the amenities of adjoining and nearby residents.

RECOMMENDATION 1: That listed building consent be GRANTED subject to the following condition(s):

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

REASON:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
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.

3.
Details of and justification for the removal of any historic plasterwork, including historic ceilings, shall have been submitted to and approved by the Local Planning Authority before any such works are undertaken.

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

4.
This consent does not include retrospective consent for possible unauthorised works already undertaken.

REASON: For the avoidance of doubt.

5.
Precise specifications or samples of walling, roofing, window and door materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

REASON:  In order to safeguard the character of the listed building and the setting of nearby listed buildings.

RECOMMENDATION 2: That planning permission be GRANTED subject to the following condition(s):

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

REASON:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
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.

3.
Details of and justification for the removal of any historic plasterwork, including historic ceilings, shall have been submitted to and approved by the Local Planning Authority before any such works are undertaken.

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

4.
This consent does not include retrospective consent for possible unauthorised works already undertaken.

REASON: For the avoidance of doubt.

5.
Precise specifications or samples of walling, roofing, window and door materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

REASON:  In order to safeguard the character of the listed building and the setting of nearby listed buildings.

APPLICATION NO:
3/2006/1009/P
(GRID REF: SD 6210 4327)

PROPOSED DEMOLITION OF OLD VILLAGE HALL AND ERECTION OF 5 TWO BEDROOM AFFORDABLE HOUSES AT LAND OF KIRKLANDS, CHIPPING

	PARISH COUNCIL:
	Unanimously approve these plans. They welcome the development of the old Village Hall site as does the whole village.  Low cost housing is just what is needed in the village.

	
	
	

	HIGHWAY AUTHORITY:
	No objection subject to the provision of a 2m footway along Kirklands frontage.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	Two letters of objection have been received covering the following issues:

Concern that the access road would be opposite properties of 31 and 32 Kirklands making it impossible for people to park outside their own houses.



	
	It is hoped that from the two plan application a joint possible approach will also provide a solution to the development of the site.  

Several housing needs surveys have been completed and emphasis has been towards the need for affordable houses for young people of parishes of the village.

Brabins Trust feel that if permission was granted for this application it could prejudice its own scheme for 11 units of affordable housing.  Consequently, failure to develop a more comprehensive scheme which would be to the detriment of the village as their scheme would provide more houses than this application.


Proposal

Consent is sought for the demolition of the existing old village hall with the replacement of a two storey terrace row of five dwellings.  All units will be two bed with vehicular access gained from Kirklands estate and will provide for 8 parking spaces.  The proposal is now to be constructed of natural stone to the front elevation with stone gables and render for the rear walling with artificial slates as a roofing material.  There is a small yard area at the rear of the properties.  

Site Location

The site is located within the settlement boundary of Chipping on the footprint of the old village hall.  The site is currently accessed of Club Lane with there being a mix of detached and terraced properties from the site boundary to the south east.  To the north west of the site are the semi-detached properties of the Kirkland estate.  

Relevant History

3/98/0730/P – Demolition of existing hall and construction of 7 affordable housing units.  Withdrawn.

3/2003/0450/P – Proposed build of 7 houses on a brownfield site of the old village hall.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G10 - Legal Agreements.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy 12 – Joint Lancashire Structure Plan ‘Housing’.

Policy 7 – Joint Lancashire Structure Plan ‘Parking’.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy given the present restrictive policy   towards new residential development, visual impact, neighbouring amenity and highway safety.

In terms of the principle of the development, the applicant has submitted a draft legal agreement and has agreed further modifications to ensure that the level of accommodation provided will meet the needs of identified in housing needs survey for Chipping.  This report in March 2006 concluded that there was approximately a need for 50 units of a mix range of households from single people to families.  The Council's Housing Officer is satisfied that the units can meet the housing needs survey.  It should also be noted that concern has been expressed about the length of time the site has been vacant in a redundant form and, as such, they would recommend that if there is no commitment to work within a reasonable period of time, the Council should explore proactive measures to seek development of the site.  I believe it is an important issue to both meet the overall housing objectives and also to protect the visual amenity of the locality given its effect from the Conservation Area and the Area of Outstanding Natural Beauty.  

In relation to highway matters, there is no objection to the scheme subject to the provision of a 2m footway along the Kirkland frontage and retention of the 9 parking spaces.

The proposal has been the subject of design amendments with a more appropriate front elevation with the use of natural stone instead of render.  There has also been a reduction in the size of the windows to relate better to local architectural style and in a more traditional terrace cottage.  The roofing materials are also now shown as blue slate or a more suitable alternative.  

The cottages are stepped to make use of the existing topography with the site sloping from Kirklands to Club Lane.  I am satisfied that having regard to the locality, and the existing building on site, that the proposal would now enhance the visual character of the area.

The properties are located so as to have no significant impact on residential amenity and would not lead to a loss of light or privacy of adjoining dwellings.  I note the concerns expressed regarding parking but consider that adequate parking exists within the site and it would not lead to any significant harm with the creation of parking adjacent to existing properties.  I am also aware of the comments in relation to concern over the impact the scheme would have on application 3/2007/0083 which is for 11 affordable units and I recognise that if this scheme was built, it may limit the development potential on the remaining part of the site.  However, I am of the opinion that as there is no specific site allocation consideration must be given to the individual merits of the scheme which I regard as acceptable.  

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That 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 20 March 2007.


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

2.
The development must be begun no later than the expiration of two years beginning with the date of this permission.  


REASON:  Required to be imposed in pursuant to Section 91 of Town and Country Planning Act 1990 and in the interests of visual amenity of the locality.  

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

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


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


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

5.
Notwithstanding the submitted plans the proposed footway on the Kirklands frontage shall be 2m wide and remain in that manner in perpetuity.  This shall be done prior to occupation of the dwellings.


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

6.
Prior to commencement of development details of a mechanism showing how the units are to be retained as affordable housing including pricing, rental, occupancy and enforcement of the occupancy, shall be submitted to and agreed in writing by the Local Planning Authority.


REASON: In order to ensure that the houses are affordable and to comply with Policy H20 of the Districtwide Local Plan.

NOTES

1.
The applicant is advised that in relation to condition No 6 that the draft Section 106 Agreement and agreed further amendments will form the substance of such an agreement.

APPLICATION NO: 3/2006/1013/P
(GRID REF: SD 7457 4185)

PROPOSED CHANGE OF USE FROM RESIDENTIAL PROPERTY TO BEAUTY AND HOLISTIC THERAPY SALON AT 10 DUCK STREET, CLITHEROE

	TOWN COUNCIL:
	Object on the grounds that the proposal will remove a property from the town centre.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	Two letters of objection have been received, raising the following issues:

	
	1.
	Loss of starter affordable homes.



	
	2.
	Loss of character to a predominantly residential area.


Proposal

This scheme seeks change of use from a residential property to a beauty and holistic therapy salon.  There are no external changes nor internal works that would require listed building consent.  The business is a relocation of one currently operating from number 16A Duck Street, Clitheroe.

Site Location

The site is located within the town centre and within Clitheroe Conservation Area.  It is a mixed residential and commercial area.  The property is a terraced dwelling and a Grade II listed building.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy EMP10 - Employment Uses in Mainly Residential Areas.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issues related to the impact the proposal would have on the Conservation Area, residential amenity and highway safety.  It is clear that this relocated business raises no highway concerns and given its town centre location, is considered an appropriate type of use.  The nature of the business is unlikely to warrant any significant noise issues that would affect adjacent residential amenities.

I note the concerns from the Town Council and additional representations regarding the loss of affordable residential properties but this is not a sufficient reason to resist the scheme.  There is no policy within the Districtwide Local Plan that seeks to resist the change of residential dwellings to commercial property and all other issues such as such and residential amenity, are acceptable.  It is therefore recommended for approval.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 hrs and 1900 hrs Monday to Friday and 0800 hrs to 1700 hrs Saturday and Sunday.


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

APPLICATION NO: 3/2006/1047/P (LBC) & 3/2007/0039/P (PA)


(GRID REF: SD 374 247)

PROPOSED ALTERATION AND EXTENSION OF GRADE II LISTED MUSEUM AND OUTBUILDING INCORPORATING RESTORATION OF EXISTING BUILDINGS AND LOCALISED ALTERATION – TO IMPROVE ACCESS AND FORM PHYSICAL LINK INTO THE NEW BUILDING.  NEW BUILDING LINKING THE EXISTING BUILDINGS TOGETHER AND PROVIDING ACCESSIBLE ENTRANCE FACILITIES.  EXTERNAL RE-LANDSCAPING AND REMODELLING OF 3240M2  SITE WITHIN THE CURTAIN WALL OF CASTLE SITE ENABLING GREATER PUBLIC ACCESS.  ALL WORKS ARE AIMED TO KEEP THE MUSEUM BUILDINGS IN PUBLIC USE AND ENSURE FINANCIAL VIABILITY OF THE FACILITY AT CLITHEROE CASTLE, CASTLE GATE, CLITHEROE (LBC)

RESTORATION OF EXISTING LISTED MUSEUM AND OUTBUILDING INCORPORATING NEW BUILD LINK BUILDING.  EXTERNAL RE-LANDSCAPING AND REMODELLING OF 3240M2  SITE WITHIN CURTAIN WALL OF CASTLE SITE ENABLING GREATER PUBLIC ACCESS AT CLITHEROE CASTLE, CASTLE GATE, CLITHEROE (PA) 

	TOWN COUNCIL:
	No objections.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	No LCC highway observations.

	LCC (ARCHAEOLOGY):
	Recent work undertaken by Oxford Archaeology North has revealed evidence for other Medieval structures outside The Keep, whilst other features and finds associated with later 17th/18th Century activity on the site have been found close to the Museum.  The proposals, therefore, have a potential to encounter further archaeological deposits associated with the Medieval and/or post Medieval periods.  Therefore, opinion should be sought from English Heritage with regard to the suitability of any development within the scheduled area and its potential effects on both the below ground archaeological remains the setting of the monument and the other listed buildings on the site.  

Should the proposals be deemed appropriate then they will require Scheduled Monument Consent.  Planning permission should not be granted until the required SMC has been issued by English Heritage.  



	
	Mitigation, in the form of an archaeological watching brief, as well as a programme of building recording, is likely to be deemed necessary, and if, so will be a requirement of the SMC.  Should SMC be granted the necessary archaeological mitigation should also be made a condition of any planning permission (condition suggested).



	LCC (Chief Planning Officer):
	Has assessed the application with regard to the adopted Joint Lancashire Structure Plan 2001-2016 and considers that the application is in conformity with the JLSP for the following reasons:

1.   Natural and manmade heritage – Policy 21 of the JLSP seeks to protect, conserve and enhance the natural and manmade heritage of Lancashire according to the hierarchy of designations.

2.  Archaeology – In summary the proposal is acceptable subject to SMC being granted and a condition being imposed on any planning consent (above suggested condition reiterated).



	
	3. 
Landscape character – The proposals will have no detrimental impact on the landscape character of the area or on the listed park and gardens.  Attention is drawn, however, to the turfing on the roof terrace which, without adequate drainage, may become waterlogged.  Paving may be more appropriate.  With regard to the proposed link building itself, it is recognised that the overall design concept seeks to minimise its impact on the existing listed buildings and their setting.  There is a need, however, for the use of high quality materials on external finishes to ensure the building does not detract from the existing buildings, particularly over the longer term.

4.   Nature conservation – The application area is adjacent to the designated Clitheroe Castle Knoll Biological Heritage Site.  It carries lowland calcareous grassland and a UK Biodiversity Action Plan Priority Habitat.  Lowland calcareous grasslands are developed on lime rich soils generally overlying limestone rocks, including chalk.  These grasslands are now largely found on distinct topographic features such as escarpments or dry valley slopes and sometimes on ancient earthworks in landscapes strongly influenced by the underlying limestone geology.  The proposal is acceptable subject to a condition being applied to any permission requiring the safeguarding of the Clitheroe Castle Knoll Biological Heritage Site during works.  

	
	

	
	It should also be noted that the cliffs adjacent to the works support a population of French Sorrell:  whilst this is an introduced species, its presence is of historical interest.  It is said to have been introduced to Britain in 1596 for culinary purposes and as a herb.  The population should be protected by a planning condition for its historic significance.  



	ENGLISH HERITAGE:
	The application arises from the preparation of a Conservation Management plan and successful HLF bid for development of the museum.  The applicants have kept in close touch with English Heritage and a programme of archaeological evaluation is currently underway to inform the construction of the new building.  Scheduled Monument Consent will be required for all of the proposed work and must be obtained before any work is undertaken.  



	
	In view of the need for Scheduled Monument Consent, the impact of the development on the below ground archaeology is not considered in detail here.  The proposed new building and refurbishment of the museum will improve public access, understanding and enjoyment of the site and, as such, be beneficial to its long term viability.  

English Heritage therefore advises that planning permission be granted for the proposed refurbishment and new building work, with suitable safeguards attached to ensure no damage to the Grade I structures, plus suitable mitigation of any impact on the Grade II listed buildings and the below ground archaeology.  Issues that may require further consideration or mitigation are noted below.  

In order to mitigate for the impact upon historic fabric it is advised that some level of recording be carried out.  Information should be recorded where any of the historic building fabric is to be altered or removed and, in advance of all repointing work.  

Further information is needed regarding the impact of drawing No. 6210AL(0)203 which shows a ramp abutting the curtain wall on two sides of the link building.  The development work should not impact directly upon the Grade I curtain wall.  



	
	

	
	

	
	

	
	The plans propose various works that may impact on below ground archaeology that are not covered by the current phase of archaeological evaluation work assessing the area of the new build.  As noted above Scheduled Monument Consent will be needed for all work.  However, particular attention will be needed in relation to the insertion of the lift, the extensive reorganisation of services and the landscaping works.  Once supplied with all details of these aspects the archaeological advisers to the applicant will be able to advise them on appropriate exploration and, if necessary, mitigation work.

With regard to the specific impact on the listed buildings, it is noted that the museum buildings will be affected principally with regard to the mid 19th Century extension where openings are to be created or modified and a stair removed so that a lift and new stair can be inserted.  It is accepted that this is necessary in order to achieve acceptable access arrangements.  There is some concern regarding the alterations to windows in the south elevation of this block.   The enlargement of the openings will result in loss of two of the pointed windows and their replacement with new windows with flat heads.  While English Heritage accept the need to drop the cills to accommodate changes in levels, it believes the possibility of retaining the existing window form, that is, lancets with pointed heads, should be explored.  

	
	

	
	With regard to the former Courthouse, the detailed design of new openings should be controlled.  A window in this elevation will also be affected.  The details of the design of this intervention need to be agreed in the same way.  If the proposals will result in the loss of the decorated glass, English Heritage recommend that the latter is saved for possible future repairs to other similar glass in other windows.  Same general principle should be applied to the detailed design of the new glazing proposed for the openings of the stable block.

Whilst the materials for the new link are acceptable in principle, it will be necessary to ensure that the specific hardwood used is sympathetic in terms of colour and surface characteristics.  



	SOCIETY FOR THE PROTECTION OF ANCIENT BUILDINGS:
	Initially commented that: Slight concern that the proposed new link building will restrict access to the far south westerly corner of the site – a problem if a cherry picker or other vehicle were required to access this area for routine maintenance of the rear of the museum building and/or the Castle wall.  SPAB understand that the topography at this end of the site is quite steep, so it may be that it is not currently possible for vehicles to enter into this area anyway.

The Design and Access Statement refers to a separate building fabric condition survey, which unfortunately was not with the documentation that SPAB received.  As a result SPAB were unable to comment on the necessity to remove all the slates to the existing roof and reslate utilising the existing.  Replacement of the roof must only be considered as a last option once other more sensitive approaches have been considered.  SPAB would support retention of the existing roof with localised repairs carried out in situ if this were possible.  

A further concern is with the proposed new roof lights in the outbuildings.  If these are visible from outside the Castle ground they will provide an inappropriate modern visual insertion into this elevation.

Where the drawings indicate elements of the fabric that require replacement, such as timber window cills or sandstone jambs, they do not specify what they are to be replaced with.  SPAB would suggest that confirmation is received prior to any decision on this application that ‘like for like’ repairs are proposed. 



	
	

	
	Formation of new door openings in the museum building (south and west elevation) which will lead into the proposed new link building, appear to have little consideration towards the existing windows which will need to be removed and partially blocked up.  SPAB believe that further thought is needed at this intersection so that minimal alteration to the historic fabric will occur.

Understand that RVBC is developing separate proposals for the 12th Century Keep.  Would suggest that SPAB are consulted on these proposals once they are submitted for listed building consent.  



	
	Further comments were received on the 21 March 2007 following site inspection.  The Society welcome the intention the increase visitor numbers to the museum to ensure its future and as such are not opposed to the proposals in principle.



	
	The drawings suggest that there is a well in this location, which would be an important part of the Castle’s defensive history.  It is vital that the scheme protect this well – a central educational feature within the new link building?



	
	The scheme proposes to connect physically to the existing buildings on the site.  Has consideration been given to making the proposed new building free standing - less impact upon the historic fabric than physically connecting to the existing museum building?



	
	Further to SPABs initial comments regarding restricted access, they now do not envisage the proposed new link building creating any additional problems with vehicular access.



	
	In respect of initial concerns regarding the information of new door openings in the museum building (south and west elevation)  SPAB still feel that further thought is needed at this intersection so that minimal alteration to the historic fabric will occur.  



	
	SPAB still have reservations regarding the proposals to construct new roof lights in the stable block buildings, since these will create a modern appearance to the castle elevations from the grounds surrounding the castle.



	ANCIENT MONUMENTS SOCIETY:
	Clitheroe Castle is an important site and the AMS would prefer to make a comment after a site visit has been made.  Papers have been sent to a member of the AMS who lives locally and the AMS shall write with comments as soon as possible.  No written comments but verbally expressed concern over inappropriate design.



	GARDEN HISTORY SOCIETY:
	The Register of Parks and Gardens is a highly selective designation comprising only some 1600 sites.  All designed landscapes included on the Register are identified as being of national significance.  



	
	Government planning policy guidance is unequivocal in stating that the impact of a proposed development on a registered park or garden or its setting is a material consideration in the planning process (PPG15, para 2.24).  PPG15 also reminds planning and highway authorities that they should safeguard registered sites when themselves planning change or development which might affect them (PPG15 para 2.24).  

Concerned that nowhere in these documents is the impact of the proposals on the designated historic designed landscape considered and the need to ensure that any proposal would not have an adverse impact on it.  

This is a serious omission.  The GHS would expect proposals of this nature to be brought forward within the context of a Conservation Management Plan which should cover both historic buildings and the designed landscape which not only forms their setting, but which is designated as being of national significance in its own right.  



	
	While it is possible that the scheme would not have an adverse impact on the historic designed landscape, there is no evidence to suggest that the applicants have undertaken an assessment of the historic designed landscape in order to identify those elements which make it of special historic interest, and against which the proposed development can be assessed.  

In the absence of evidence of this process informing the application, neither the GHS, as statutory consultees, nor the planning authority can be satisfied that the scheme would not have a negative impact on the nationally significant designed landscape, or contravene government planning policy guidance contained in PPG15.

Advise that until such time as an historic landscape appraisal and impact assessment are undertaken, the Planning Authority is not in a position to properly determine this application.  The Planning Authority should require the applicants to produce a Conservation Management Plan covering all aspects of the heritage interest of the site before proceeding to determine this application.  



	ADDITIONAL REPRESENTATIONS:
	Four letters have been received.  One letter confirms no objection to the proposals.  The Trinity Community Partnership are confident that the work will be of significant social, cultural and economic benefit and will attract more visitors and will increase use by local people.  One letter states that it is wonderful that the old buildings are being strengthened and protected and the author looks forward to the study rooms and exhibition space.  However, the same author also believes the plans are hard to follow, that the café will result in parking problems, and the open access to the “crows nest” is very special to local people and should be kept open.  

Clitheroe Civic Society welcomes the plans to conserve the Keep and renovate and make better use of the museum and of the historic buildings in the Clitheroe Castle grounds.  However, it is concerned about the proposal to build a two storey passageway and café between the museum and sound archives building across public paths leading to the well, garden and the look out point.  This is because:



	
	1. 
New development, especially new commercial development, is not appropriate in the context of an historic monument in a public open space.  Since the purchase by the towns people in the 1920s, the Castle grounds have been protected from such development and the Conservation Area Appraisal document reiterates that no such development should be allowed. 

2.  
It is not in keeping with its environment.

3.  
It is unnecessary and would not be an asset to the town and its visitors.  There is space within the existing buildings to provide for a shop and café.  Visitors will already have walked up to the museum and will expect to walk between buildings as on other historical sites.   Therefore, the new building would be inappropriate, damaging and a hindrance to the enjoyment and authenticity of a prominent historic site and a much loved public space.  


Proposal

Listed building consent and planning permission is sought for alteration and extension of the Grade II listed former Stewards House (now museum), former stewards office/courthouse (now North West Sound Archive) and former outbuilding/stable (now RVBC Parks) as part of a redevelopment of Clitheroe Castle Museum.  A two storey flat roofed glazed link building is proposed between the historic buildings.  This is shown to be 20m in width, 11.5m in depth and 6m in height.  The roof is shown at a similar level to archive building ground floor ceiling height and museum building first floor ceiling height.  Materials are shown as Sedum ‘green’ roof, painted hardwood timber framed double glazing, Cedar cladding and limestone (to match existing).  The ground floor of the link ‘Entrance Level’, provides the main access point to the building complex and a shop and pay desk.  The first floor, ‘Link Level’, provides further access to the complex and a café and associated food preparation facilities.

The submitted Design and Access Statement states that the link and single storey infill between outbuildings will have a total floor area of 240m2 and is to provide level access between the historic buildings.  It is suggested that the castle museum must be made into a positive draw for visitors from its present, somewhat dated, uninviting appearance, to ensure a sustained use of the building and economic robustness.  The Statement suggests the proposal respects existing castle buildings through construction around the existing retaining walls to avoid underpinning the existing buildings, lightweight construction resulting in a lightweight and adaptable foundation design thus allowing the site’s sensitive archaeological interests to be protected and low roof profile to avoid breaking the existing castle skyline when viewed from Clitheroe and the surrounding locality.  The link is also located at the rear of existing buildings to reduce visual impact and because this area is considered to be less archaeologically sensitive.

The Statement also refers to the lower level of the link sitting in front of the existing retaining wall.  The existing grass bank is to be dug away to form the new shop and reception area.  To minimise the possibility of disturbance to the archive building, the new retaining structure is constructed using precast concrete L-shaped panels which avoids over digging and causes minimum disturbance to the below ground archaeology.  The roof of the shop forms a terrace/viewing platform for the new café.  The upper level has been sited so that it hovers above the current ground.  The floor is supported on a grillage of steel  beams and uses a precast pot and beam floor.  The grillage is supported at discrete points by mass concrete foundations found on the rock.

Proposed external and landscaping works include the turfing of the existing parks department compound to provide a plateau for events and a public space.  Hard landscaping will utilise resin bond gravel.  Cobbles will be retained outside the majority of outbuildings, but replaced locally outside the entrance to the proposed lifetime learning centre enabling access to this building and the new turfed terrace.  The café will have an external turfed terrace with overspill seating which will be accessed either by steps leading from the café or a new timber ramp leading from the rear of the temporary exhibition building.  It is proposed that the area to the rear of the new link building be closed off to public access out of hours to discourage loitering and trespass on to the low roofs.  

In respect to site access, the Statement states that existing museum parking will be restricted to disabled visitors.  It is not proposed to increase the amount of parking on the site due to the setting of the castle.  Access to the site for emergency vehicles has been considered, with the repositioning of the existing stone gatepost to the curtain wall on the entrance drive – this will allow access to the site by emergency vehicles which are at present obstructed.

The redevelopment of the castle site also includes alterations to historic fabric.  Within the exiting museum building this includes the removal of a mid 19th century stick baluster staircase and adjoining mid 19th century walling and flooring to provide a platform lift and staircase.  First floor lancet pointed windows are shown to be removed or blocked and new openings created at the west and south elevations to provide ramp access and kitchen openings.  A floor is to be removed and floor height adjusted in provision of the ramp.  Within the exiting North West Sound Archive courtyard it is proposed to remove a modern extension and a glazed screen, to take down and rebuild the entrance wall, and to roof over the courtyard.  An internal wall in the North West Sound Archive building is also proposed to be removed.  In the south gable of this building a new opening is to be made and an existing opening modified as part of link building provision.  Within the existing Parks building works include a proposal to remove and replace a number of existing painted timber doors and shutters.  

The agent has also submitted a building fabric condition survey which concludes that generally the buildings are in a reasonable state of repair.  The document recommends that a comprehensive list of repair works to the listed buildings be undertaken to avoid rapid deterioration of the building fabric in the near future.

Site Location

Clitheroe Castle and its site is a Scheduled Monument.  The scheduling states that a number of features are excluded.  These are all buildings other than the Keep and the curtain wall, all post medieval walls and railings, all noticeboards, a war memorial, all toilet blocks, all seats and benches, all greenhouses and the surfaces of all paths and access drives; the ground beneath all these features is included. The Keep and curtain walls are also Grade I listed, and the outbuilding/stable block and museum buildings are Grade II listed.  The Castle and its grounds appear on the English Heritage Register of Historic Parks and Gardens at Grade II and is also designated as an Essential Open Space (Policy G6) in the Ribble Valley Districtwide Local Plan. 

Clitheroe Castle Knoll is a Lancashire County Biological Site.  

Relevant History

3/01/897 – Proposed erection of ten columns to take CCTV cameras within Clitheroe town centre and Castle grounds.  Deemed permission under General Regulations 1992 granted 12 February 2002.

3/01/834/P – Fixing of CCTV camera in smoked glass housing to north corner of Clitheroe Museum building at roof level.  Listed Building Consent granted 7 March 2002.

3/84/484 – Installation of gas central heating system at Castle House.  Listed Building Consent granted 11 October 1984.

3/83/121 – Internal alterations to form new display area, Castle Museum.  Listed Building Consent granted 28 March 1983.

3/80/1220 – Proposed museum sign.  Application for Advertisement Consent withdrawn 4 November 1980.

3/80/1219 – Proposed Museum.  Permission granted 4 December 1980.

3/79/0038 – Provide additional  museum space extending into room of adjoining building.  Installation of internal staircase for fire exit purposes.  Granted 15 March 1979.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy ENV9 - Important Wildlife Site

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV15 - Areas of High Archaeological Potential.

Policy G6 - Essential Open Space.

Policy RT10 - Loss of Recreational Open Space.

Policy G12 - Places of Worship/Community Facilities.

Environmental, AONB, Human Rights and Other Issues

Under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Regulations, listed building consent applications by a Local Planning Authority in relation to its own land are to be made to the Secretary of State.  However, the Government Office for the North West have asked that the Borough Council process the Castle listed building consent application and forward its recommendations.  The Borough Council may decide the planning application without referral as the proposed development does not represent a departure from the development plan.  

The main considerations in the determination of the listed building consent application are the desirability of preserving the grade II listed buildings, their setting and any features of special architectural or historic interests which they possess, and the extent to which the proposals would bring substantial benefits to the community.  These are also main considerations in the determination of the planning application together with the desirability of preserving the setting of the Grade I listed buildings, the desirability of preserving the scheduled monument and its setting, and the impact of development upon the historic park and garden and its setting.  

I would concur with English Heritage that the development is to be welcomed as beneficial to the long term sustainability of the museum and other buildings.

In respect of issues raised by the Society for the Protection of Ancient Buildings, the agent has confirmed that the only way the rear of buildings at the south west of the site can currently be accessed for maintenance is by scaffold – the introduction of the modern link building will aid access by creating an accessible platform.  In respect of SPABs concerns as to roof replacement, I would confirm that a copy of the building condition survey has been sent to SPAB and no further comment has been received on this issue.  The agent has responded that the proposed consolidation of all new replacement stone slates on one element of the out-building roofscape is a result of the poor condition of this roof.  I would suggest that if Members are minded to grant planning permission that a condition be attached requiring the submission and approval of further information/justification in respect of the roof works.  

I would agree with SPAB that the proposed out-building roof lights would be very prominent and harmful.  As PPG15 paragraph C.35 suggests that roof lights are  not acceptable on prominent roof slopes I would recommend the attachment of a condition deleting this element from the scheme.

The agent has confirmed (letter of 12 February 2007) that all repairs to existing buildings will be on a like for like basis.  In respect of SPABs comments concerning the formation of new openings in the south and west elevations of the museum building, I do not believe there is a practical alternative treatment in respect of the proposed ramp access.  However, and also noting the comments of English Heritage, I would concur that the degree of intervention at the interface between the proposed kitchen and proposed servery requires further consideration and I have written to the agent in this regard.  I would recommend that the agreement of an appropriate treatment at this point be made the subject of condition.

The impact of development upon the well is primarily a matter to be considered as part of Schedule Monument Consent application. 

I have also written to the agent in respect of English Heritage’s comments as to possible impacts upon the Grade I curtain wall, the detailed design of new openings in the existing North West Sound Archive gable wall, and new glazing in the stable block.  I would again recommend that the agreement of appropriate treatments be made the subject of condition.

In response to the comments of the Garden History Society, copies of the Clitheroe Castle Museum Conservation Plan (Brock Carmichael, 2004) and the Clitheroe Castle and Grounds Management Plan (RVBC, 2006) were sent to the Society.   No further comments have been received.  In my opinion these documents have examined the impact of the castle museum proposals on the designed landscape.  

In respect to Lancashire County Council's request that the Clitheroe Castle Knoll Biological Heritage Site and the population of French Sorrell be protected during works, I would suggest that this be subject of condition.

I am mindful of concerns as to the loss of access to the south west of the castle site.  The applicant advises that this issue has been considered and it was concluded that the retention of permanent access would create an area which would be unseen from outside resulting in significant security problems.  The applicant also states that there will be access, without having to pay to go into the museum, through the main entrance when the building is open.  He also notes that the ‘crows nest’ is not the only observation platform and the scheme will increase such access.  I would confirm that the Clitheroe Conservation Area appraisal and management guidance (The Conservation Studio, 2000) does not suggest that this proposal be refused permission.  

The proposed works and development will result in the loss of historic fabric and some compromise to the setting of the historic buildings and monument on this site.  However, I am content that the proposed scheme, which follows from the analysis provided by a conservation plan, has been carefully considered.  In my opinion, historic fabric lost and the impact of new build is minimised to that necessary and the proposal has an acceptable impact upon the character and setting of the listed buildings and the historic interest of the historic park and garden.  I am satisfied that the scheme would bring substantial benefits to the community.

A bat survey has been commissioned which indicates no threat to roosting or breeding bats.

I am mindful that the desirability of preserving a scheduled monument and its setting is a material consideration, and note the advice of Lancashire County Council (Archaeology) in respect of the timing of planning application decision.   Therefore, I would recommend that planning permission be granted subject to the following conditions and not before Scheduled Monument Consent has been issued by English Heritage.

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed buildings and the historic interest of the historic park and garden.

RECOMMENDATION: That the Director of Development Services be authorised to grant planning permission following the issue of Scheduled Monument Consent by English Heritage and in accordance with any consequent amendments resulting from English Heritage’s consideration of the impact of development upon the scheduled monument and its setting.

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


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

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


Reason:  The site is of archaeological importance and archaeological recording will be necessary 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.

3.
Prior to commencement of any works inside or within the vicinity of the Clitheroe Castle Knoll Biological Heritage Site one weeks notice shall be given to the Local Planning Authority in order that an officer can be present on site to agree the details and extent of such work in accordance with an agreed schedule of works.


No vehicles, plant, equipment, goods, materials or any other articles or parts thereof shall be stored, displayed, repaired, serviced or assembled on the areas identified and fenced due to their special nature.


Reason: To prevent damage to a designated county biological heritage site. 

4.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 19 February 2007 stating that all repairs to the existing buildings will be on a 'like for like' basis. 


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

5.
Precise specifications and samples of walling, window and door, and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character and setting of the listed buildings and the setting of the scheduled monument.

6.
This permission does not include the proposed insertion of roof lights in the west elevation of the existing North West Sound Archive/Parks building.


Reason: The rooflights would be harmful to the character of the listed building and the setting of the Grade I listed building and the scheduled monument.

7.
Notwithstanding the proposed inclusion of cement in mortar mixes for use on historic fabric a justification for the use of such mixes shall have been submitted to and agreed by the Local Planning Authority before their use in the proposed works.


Reason: In order to safeguard the character and fabric of the listed buildings.

8.
The proposed cleaning of the historic buildings shall only be undertaken following the Local Planning Authority's written agreement to the methods extent and degree of cleaning and following the provision of sample panels.


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

9.
A method statement detailing the proposed repositioning of the existing stone gatepost to the curtain wall on the entrance drive, including reference to any impact upon the Grade I listed building, shall have been submitted to and approved by the Local Planning Authority before this element of the proposed works is undertaken.


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

10.
Precise specifications including drawings of the proposed works to the existing south-west gable wall of the North West Sound Archive building and the adjacent steps and Castle curtain walling shall have been submitted to and approved by the Local Planning Authority before the implementation of this element of the works.


Reason:  In order to ensure no damage or direct impact to the Grade I listed building and to safeguard the character and setting of the Grade II listed buildings.

11.
Proposed roof repair/replacement works shall only be undertaken following the submission of a detailed justification for the works to and subsequent approval by the Local Planning Authority.


Reason:  In order to safeguard the character and fabric of the listed buildings.

12.
Notwithstanding the proposed blocking/alteration of existing openings and the creation of new openings in the south elevation of the existing museum building, and before the implementation of works to this wall, revised proposals minimising the loss and alteration of historic fabric shall have been submitted to and approved by the Local Planning Authority.


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

NOTES

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

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

3.
In this instance the programme of archaeological work will involve both the excavation and recording of below-ground archaeological remains as well as archaeological building recording.

4.
English Heritage advice that historic decorated glass shown for removal be saved for possible future repairs to other similar windows.

RECOMMENDATION 2: That the listed building consent application be supported and this to be conveyed to the Secretary of State.

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


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

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


Reason:  The site is of archaeological importance and archaeological recording will be necessary 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.

3.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 19 February 2007 stating that all repairs to the existing buildings will be on a 'like for like' basis. 


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

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


Reason:  In order to safeguard the character and setting of the listed buildings and the setting of the scheduled monument.

5.
This permission does not include the proposed insertion of roof lights in the west elevation of the existing North West Sound Archive/Parks building.


Reason: The rooflights would be harmful to the character of the listed building and the setting of the Grade I listed building and the scheduled monument.

6.
Notwithstanding the proposed inclusion of cement in mortar mixes for use on historic fabric a justification for the use of such mixes shall have been submitted to and agreed by the Local Planning Authority before their use in the proposed works.


Reason: In order to safeguard the character and fabric of the listed buildings.

7.
The proposed cleaning of the historic buildings shall only be undertaken following the Local Planning Authority's written agreement to the methods extent and degree of cleaning and following the provision of sample panels.


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

8.
A method statement detailing the proposed repositioning of the existing stone gatepost to the curtain wall on the entrance drive, including reference to any impact upon the Grade I listed building, shall have been submitted to and approved by the Local Planning Authority before this element of the proposed works is undertaken.


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

9.
Precise specifications including drawings of the proposed works to the existing south-west gable wall of the North West Sound Archive building and the adjacent steps and Castle curtain walling shall have been submitted to and approved by the Local Planning Authority before the implementation of this element of the works.


Reason:  In order to ensure no damage or direct impact to the Grade I listed building and to safeguard the character and setting of the Grade II listed buildings.

10.
Proposed roof repair/replacement works shall only be undertaken following the submission of a detailed justification for the works to and subsequent approval by the Local Planning Authority.


Reason:  In order to safeguard the character and fabric of the listed buildings.

11.
Notwithstanding the proposed blocking/alteration of existing openings and the creation of new openings in the south elevation of the existing museum building, and before the implementation of works to this wall, revised proposals minimising the loss and alteration of historic fabric shall have been submitted to and approved by the Local Planning Authority.


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

NOTES

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

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

3.
In this instance the programme of archaeological work will involve both the excavation and recording of below-ground archaeological remains as well as archaeological building recording.

4.
English Heritage advice that historic decorated glass shown for removal be saved for possible future repairs to other similar windows.

APPLICATION NO:
3/2007/0029/P
(GRID REF: SD 7062 3519) 

PROPOSED REVISED APPLICATION FOR RIDING CENTRE, ACCESS, CAR PARKING, AND ASSOCIATED WORKS AT LAND ADJACENT TO NORTHCOTE MANOR, NORTHCOTE ROAD, LANGHO

	PARISH COUNCIL:
	Object strongly to the proposal as previously for the following reasons:



	
	1.
	The development is of a very significant size and sure to increase significantly traffic using Northcote Road.  the Council has written on numerous occasions to express concern regarding volume and speed of traffic on what is a country lane.



	
	2.
	As an equestrian centre, the development would also increase the volume of horse traffic on Northcote Road which could prove dangerous given the speed and volume of existing traffic.



	
	3.
	The scale of the development is inappropriate through its location within greenbelt land.



	
	4.
	It is anticipated that the arenas and yards will be floodlit at night and this could increase light pollution in rural areas.



	
	5.
	Inclusion of new build managers house in greenbelt seems inappropriate.



	
	6.
	Consider that given the size has increased, these objections are more appropriate than previously.



	HIGHWAY AUTHORITY:
	No objections based on the appropriate conditions and the details contained in the unilateral undertaking restricting the nature of the activities within the site.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	None received.


Proposal

This current proposal reverts to a similar location of the first consent in that the dwelling is now located nearer to Northcote Manor and the most recent building.  

In relation to the stabling facility and riding school, it is now incorporated into a more extensive built area with the doubling of a number of stables from 20 to 40.  This has resulted in a roadside building frontage of approximately 87m, a combination of single storey stable block areas 54m x 12.5m x 5m in height and an indoor arena and measuring approximately 30m x 60m with a maximum height of 9.5m with some additional ancillary buildings.  There is also an outdoor arena of approximately 60m x 45m which is located between the two stable wings and as such be effectively screened.  

Parking spaces are at the front of the stable adjacent to Northcote Road and at the side.  The bulk of the indoor arena is to be cladded where the stables would be red brick lower portion of the building comprising of red brick plinths with vertical timber boarding.  

The house is a two storey hipped roof dwelling with two single storey wings.  The two storey element measures approximately 15.5m x 11.5m x 9m in height with the single storey wings measuring 9m x 7.7m and 9.56m with heights of 5m and 4.5m respectively.  The dwelling has a two storey gable, two single piked dormers and a link lean-to extension to break up the mass of the building.  It is to be constructed using red brick and concrete tiles.  

The paddock area is enclosed by ranch style railings.  

Site Location

The site is located in the open countryside on Northcote Road, Langho.  It is approximately 100m from Northcote Manor.  

Relevant History

3/89/0544/P – Outline proposal for riding area, stables and dwelling.  Refused and dismissed on appeal.

3/90/0804/P – Outline application for riding area, stables and dwelling.  Refused.

3/94/01070/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions and a Section 106 Agreement.

3/98/0602/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions.

3/2004/0750/P – Riding centre and manager’s dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT15 - Organised Outdoor Recreation.

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

Environmental, AONB, Human Rights and Other Issues

In determining this proposal it is relevant to have regard to the fact that the principle of this type of development has been established and the last commencement has to be heard on site it would be difficult to resist the principle.  

It is with this in mind that I note the observations of the Parish Council regarding traffic and highway safety issues but I believe that given the fact that there is a live consent, only limited weight should be given to these issues having regard only to the likely increase in volume of traffic caused by additional stables.  However, it is clear that the highway authority does not object to the proposal.  

The applicant has reissued an undertaking that would replicate the previous unilateral agreement limiting the nature of use to prevent such activities and on this basis the highway authority would not object to the development.  

The Parish Council makes reference to the fact that the proposal is in greenbelt and for avoidance of doubt it is actually open countryside.  It is evident that the proposal would create additional built form to previous developments on the basis that the stables area is increased, but it is to be noted that following amendments, the riding arena has been reduced in size and height and is approximately 10m smaller.  On this basis and subject to a detailed landscaping scheme which has been submitted, and the successful implementation of this landscaping, I am reasonably satisfied that the development is appropriate.  

In relation to materials the cladding has been changed in colour to reflect its rural landscape and is to be either dark green or brown and I also consider that the roofing would also need to be altered to either a dark blue or a suitable material.  In relation to the house I consider that red brick is suitable but I am of the opinion that a blue slate should be used as a roofing material.  

To conclude I consider that the scheme is acceptable, in particular having regard to the previous consents that are still live.

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.


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

2.
Prior to commencement of the development, precise details of any external lighting shall be submitted to and approve din writing by the Local Planning Authority.  In accordance with this condition, there shall be no external lighting at the paddock area unless otherwise agreed as low lighting units.  


REASON: In order to minimise light pollution and comply with Policies G1 and G8 of the Districtwide Local Plan.

3.
Prior to being discharged into any watercourse, surface water, sewer or soakaway system or surface water drainage and parking areas shall be sealed through trapped gullies with an overall capacity compatible with the site being drained.


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

4.
No development approved by this permission shall be commenced until a scheme for disposal of foul surface water 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.

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


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

6.
The proposed landscaping scheme submitted under drawing 06/963/003 shall be implemented at a timescale to be agreed by the Local Planning Authority.  The landscaping 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 replacement of any tree or shrub which is removed or dies or is seriously damaged or becomes seriously diseased by a species of a similar size than that originally planted.


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

7.
The occupation of a dwelling shall be limited to persons solely or mainly employed in the proposed equestrian centre as described in the application.  


REASON: Since the Local Planning Authority would not normally grant permission for a dwelling in such a location without specific justification and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

8.
The access details as submitted shall be carried out to the satisfaction of the Local Planning Authority before any of the buildings are occupied.  


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

9.
Notwithstanding the provisions of the Town and Country Planning (General Development Order) 1998, there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter any building, wall, fence, hedge, tree, shrub or other device which will obstruct the view above a plane 1m above the ground level of the adjoining highway.  The piece of land affected by this condition shall be that part of the site in front of a line drawn from the point 2.4m along the centre line of the proposed access and the continuation of the near edge of the carriageway some 160m in a northerly direction and 120m in a southerly direction along Northcote Road from the intersection of the centre line of the access point.  


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

10.This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 16 March 2007.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interests of visual amenity and to reduce the overall impact of the scheme.

11.
This permission shall relate to the proposal as submitted and agreed that the unilateral undertaking dated 20 March 2007.


REASON: For the avoidance of doubt since the proposal has been subject of additional controls to minimise highway problems.

APPLICATION NO:
3/2007/0033/P
(GRID REF: SD 7062 3519)

PROPOSED TEMPORARY PERMISSION FOR MOBILE HOME TO PROPOSED RIDING CENTRE ON LAND ADJACENT TO NORTHCOTE MANOR, NORTHCOTE ROAD, LANGHO

	PARISH COUNCIL:
	Objects to this application as they feel it is unnecessary.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections subject to a condition that the temporary dwelling shall not be occupied until the access detailed in application 3/2007/0029/P has been constructed and is available for use as the sole means of access to the proposed site.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received. 


Proposal

An application for a riding centre, access, car parking and manager’s dwelling at this site is the subject of another report on this agenda (3/2007/0029/P).  If that application is approved, the applicants intend to complete work on the stables before completing the dwelling.  Their agents explain in a covering letter with this application that this is due to the difficulties and complexity of timing the sale and move from their existing equestrian centre.

This application therefore seeks permission for a temporary mobile home in order that 24 hour security/surveillance can be provided at such a time when horses occupy the stables.  

Site Location

The site is located in the open countryside on Northcote Road, Langho approximately 100m from Northcote Manor.  The mobile home is to be sited between the site of the proposed manager’s dwelling and Northcote Road.  

Relevant History

3/89/0544/P – Outline proposal for riding area, stables and dwelling.  Refused and dismissed on appeal.

3/90/0804/P – Outline application for riding area, stables and dwelling.  Refused.

3/94/01070/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions and a Section 106 Agreement.

3/98/0602/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions.

3/2004/0750/P – Riding centre and manager’s dwelling.  Approved.

3/2007/0029/P – Revised application for riding centre, access, and associated works.  Report on this agenda.

3/2007/0034/P – Advertisement hoarding with static external illumination.  Report on this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The Parish Council objects to this application considering it to be unnecessary.  Temporary mobile homes, however, are often used whilst developments are carried out.  In this case, I consider the requirement to provide security and surveillance for horses until the main dwelling is built and occupied to be a legitimate justification for the temporary mobile home.  Within the context of the overall development, I do not consider that the mobile  home would have any seriously detrimental effects on the appearance of the locality; and there are no nearby residents whose amenities might be adversely affected.  

Overall, subject to appropriate conditions, I can see no objections to this application.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The applicants shall give the Local Planning Authority seven days written notice of their intention to bring the mobile home on to the site, and such siting shall not take place until works have commenced on the construction of the riding centre or dwelling for which planning permission has been granted under reference 3/2007/0029/P.  The mobile home shall then be removed from the site before the expiration of two years from its first siting, or upon the first occupation of the new dwelling, whichever is the sooner.  


REASON: The temporary planning permission is being granted in consideration of the specific circumstances concerning the approved equestrian centre and dwelling, and the retention of a mobile home on a permanent basis would be contrary to Policies G1, G5, H2 and ENV3 of Ribble Valley Districtwide Local Plan.  

2.
The mobile home shall not be brought on to the site until the access into the site has been formed in accordance with the details approved by planning permission 3/2007/0029/P, and that access shall serve as the sole means of access to the whole development site. 


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

APPLICATION NO:
3/2007/0034/P
(GRID REF: SD 7062 3519)

PROPOSED ADVERTISEMENT HOARDING WITH STATIC FLOODLIT ILLUMINATION ON LAND ADJACENT TO NORTHCOTE MANOR, NORTHCOTE ROAD, LANGHO

	PARISH COUNCIL:
	The Parish Council objects to this proposal because they feel that it would create a harmful effect on the landscape.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Consent under the Advertisement Regulations is sought for an advertisement hoarding to be sited on the southern side of the access into the proposed riding centre.  

The single sided sign would be 2m wide x 0.7m high (but rising to 1m in the centre of its curved upper edge).  It would be affixed to two wooden posts with its lower edge at a height of 1.1m above ground level giving a maximum height of 2.1m.  It would be sited behind the 0.9m high boundary hedge, and would be illuminated by a single spotloight positioned on the ground behind the hedge.  The sign would contain the words ‘Northcote Stud – Professional Equestrian Centre’, the proprietor’s name and telephone number and a horse jumper logo in gold letters on a green background.  

Site Location

The site is located in the open countryside on Northcote Road, Langho approximately 100m from Northcote Manor.  

Relevant History

3/89/0544/P – Outline proposal for riding area, stables and dwelling.  Refused and dismissed on appeal.

3/90/0804/P – Outline application for riding area, stables and dwelling.  Refused.

3/94/01070/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions and a Section 106 Agreement.

3/98/0602/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions.

3/2004/0750/P – Riding centre and manager’s dwelling.  Approved.

3/2007/0029/P – Revised application for riding centre, access, and associated works.  Report on this agenda.

3/2007/0033/P – Proposed temporary mobile home.  Report on this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The Parish Council has objected to this application because they consider it would have a harmful effect on the landscape.  For a business of this size, I consider the proposed sign to be an appropriate size and in an appropriate position close to its site access, but behind the boundary hedge.  I also consider its means of illumination by a single spotlight positioned on the ground behind the hedge to be appropriate.  The sign is well designed, and consent is sought for one sign only, when many businesses seek to have such signs on either side of the access into their site.  When viewed within the context of the equestrian centre and dwelling, I consider that the proposed sign would have minimal and acceptable effects upon the local landscape.  

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 advertisement consent be GRANTED.

APPLICATION NO:
3/2007/0083/P
(GRID REF: SD 6210 4327)

PROPOSED DEMOLITION OF EXISTING OLD VILLAGE HALL AND ERECTION OF AFFORDABLE HOUSING COMPRISING OF 11 UNITS OF 4 FOUR BEDROOM HOUSES, 3 TWO BEDROOM FLATS AND 4 ONE BED FLATS AND PARKING AT LAND OFF KIRKLANDS, CHIPPING

	PARISH COUNCIL:
	Welcome the development at the old village hall site as does the whole village.  It is felt that a range of affordable low cost housing is what is required in the village.

	
	
	

	COUNTY PLANNING:
	On the basis that it is an affordable housing scheme consider it complies with Policy 12 of the Joint Lancashire Structure Plan.  In relation to parking standard, it is compliant but consider there may be a need for secure cycle storage.  Using the methodology for planning applications it recommends a development solution of £11,000 to assist improvements to frequency and accessibility of bus services.  The site has an accessibility score of 28 which is mid range.

	
	
	

	COUNTY SURVEYOR:
	No objections subject to amended plans showing a 2m footway to ensure adequate sight lines and parking bays depended to 5.6m and 10.6m to increase manoeuvring space. 

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	34 letters of representation have been received.  The following issues of support have been included:



	
	1.
	The development is much needed.



	
	2.
	This will prevent the loss of younger people from the community.



	
	3.
	Recommends support for the scheme.



	
	4.
	It will allow younger people to get a lead on the housing ladder.



	
	5.
	It is a shame that schemes like this were not permitted earlier.



	
	6.
	This will be a visual improvement with the removal of a derelict building.  Welcome the mix of housing and high quality scheme.

 

	
	7.
	Would ask that as much stone be used in the scheme as possible.



	
	8.
	Hope that from the two planning applications a joint approval would prevail but consider that there should be a greater need for two bedroom units.



	
	9.
	The draft Section 106 gives no indication to which category a person will be given priority and they consider that priority should be given to local connections.  



	
	10.
	Concern that someone with a short term job offer could obtain a long term shared ownership.



	
	11.
	The Section 106 is too beneficial for relatives residents.



	
	12.
	The Section 106 should specify how properties are to be marketed and the time for marketing before consideration be given to permit outside the local connection.


Proposal

Consent is sought for a mixture of affordable units and associated car parking and landscaping.  The detailed scheme includes a mixture of housing and flats with four houses and seven flats.  The units comprise of 4 four bedroom houses with separate porch entrances, 3 two bedroom apartments and 4 one bed apartments.

The parking area is accessed by an arched link building with vehicular access through the archway of which above the arches is one of the one bedroom units.  There is also a parking area at the front for the houses.

The dwellings have a roadside frontage along Kirklands and is a linear development with a mixture of two storey and three storey at the front and predominately three storey at the rear due to the difference in road levels.

The apartments have a communal area for meetings on the ground floor.  

The maximum height of the apartment buildings is 11m with a maximum height of the houses at 9.5m.  Two of the houses have traditional porches where another two have two storey porches to facilitate a small study area at the first floor.  

The parking is provided for houses at the front with rear courtyard parking for the apartments.  Private garden areas are provided for the houses with limited communal area for the flats at the rear.  

The proposed materials are a mixture of stone and render with blue slate or appropriate artificial slate.  

Site Location

The site is located within the settlement boundary of Chipping on the footprint of the old village hall.  The site is currently accessed of Club Lane with there being a mix of detached and terraced properties from the site boundary to the south east.  To the north west of the site are the semi-detached properties on Kirkland Road. 

Relevant History

3/98/0730/P – Demolition of existing hall and construction of 7 affordable housing units.  Withdrawn.

3/2003/0450/P – Proposed build of 7 houses on a brownfield site of the old village hall.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G10 - Legal Agreements.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy 12 – Joint Lancashire Structure Plan Housing.

Policy 7 – Joint Lancashire Structure Plan Parking.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy given the present restrictive policy   towards new residential development, visual impact, neighbouring amenity and highway safety.

In terms of the principle of the development, the applicant has submitted a draft legal agreement to ensure that the level of accommodation provided will meet the needs of identified in housing needs survey for Chipping.  This report in March 2006 concluded that there was approximately a need for 50 units of a mix range of households from single people to families.  The Council's Housing Department are satisfied that the units can meet the housing needs survey.  It should also be noted that concern has been expressed about the length of time the site has been vacant in a redundant form.  They would recommend that if there is no commitment to work within a reasonable period of time, that the Council should explore proactive measures to seek development of the site.  I believe it is an important issue to both meet the overall housing objectives and also to protect the visual amenity of the locality given its effect from the Conservation Area and the Area of Outstanding Natural Beauty.  

In relation to highway matters, there is no objection to the scheme subject to the provision of a 2m footway along the Kirkland frontage and amendments to the parking bays.  This has been agreed.  

The proposal has been the subject of design amendments with stone on the side and rear  elevations.  

The dwellings are designed to give appropriate privacy distances and, as such, would have no significant impact on residential amenity.

The units make use of the existing topography with the site sloping from Kirklands to Club Lane.  I am satisfied that having regard to the locality the proposal relates sufficiently to the local architectural style and would enhance the visual character of the area.

The properties are located so as to have no significant impact on residential amenity and would not lead to a loss of light or privacy of adjoining dwellings.  I note the concerns expressed in relation to the Section 106 Agreement but I am satisfied that given the advice of the Housing Department it is a suitable Agreement and if necessary could be amended to reflect some of the minor concerns.

I note the request of £11,000 from LCC to improve the local bus services, but in this instance I consider, given the proposal site fulfilling a key objective of the Council, I consider it inappropriate to impose further obstacles that may limit the implementation of the scheme.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 27 March 2007 which alters the site layout in relation to footways and parking bay and confirms the use of stone on more of the elevations.


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

2.
The development must be begun no later than the expiration of two years beginning with the date of this permission.


REASON:  Required to be imposed in pursuant to Section 91 of the Town and County Planning Act 1990 and in the interests of visual amenity of the locality.  

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

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


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


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

5.
Prior to commencement of development details of a mechanism showing how the units are to be retained as affordable housing including pricing, rental, occupancy and enforcement of the occupancy, shall be submitted to and agreed in writing by the Local Planning Authority.


REASON: In order to ensure that the houses are affordable and to comply with Policy H20 of the Districtwide Local Plan.

NOTES

1.
The applicant is advised that in relation to condition No 5 that the draft Section 106 Agreement and agreed further amendments will form the substance of such an agreement.

APPLICATION NO:
3/2007/0113/P                     (GRID REF: SD 364060 430891)

PROPOSED rear extension to lounge including new chimney at 18 Bosburn Drive, Mellor
	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby neighbours, and the following objections have been raised;



	
	· This property has already benefited from a substantial double storey extension to the side, which has practically doubled the size of the property,

· As the property overlooks our home and the land is considerably higher than ours, a further development at the rear will overlook us and further reduce our privacy, and

	
	· The previous development has taken up much of a small plot and any further reduction in garden area would in our minds reduce any play area for children and be detrimental to the overall appearance of a residential area.


Proposal

The proposal is for a single storey rear extension to the existing dwelling, which will create an extended lounge area, and a chimneystack to the south elevation of the property.
Site Location

The application relates to a brick built, detached property within the residential settlement of Mellor, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2004/0812 – Extension and alteration to existing property – Granted Conditionally.

3/2000/0776 – Bedroom extension over garage and alterations (Re-submission) – Granted Conditionally.

3/2000/0678 – Bedroom extension over garage - Refused.

3/1981/1036 – Lounge extension – Granted Conditionally.

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 application relates to a brick built, detached property within the residential settlement of Mellor, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The proposal is for a single storey rear extension to the existing dwelling, which will create an extended lounge area, and a chimneystack to the south elevation of the property.
The main issues with this proposal are regarding the further increase in size of the property and whether or not the extension or chimneystack will have a detrimental impact on the residential amenity of the nearby neighbours.

The neighbours to the rear of the property have raised concerns regarding the potential loss of privacy and the fact that the property has already been extended previously. There is sufficient screening on the boundaries of the garden, however the current hedge on the rear boundary is not considered to provided sufficed screening and as such it will be conditioned that a screen fence be erected along this boundary.

The property has already had a substantial two storey side extension built on the north elevation, and an extension to the lounge on the front elevation, however due to the original dwelling being of such a large size, these extension have only increased the size of the property by 73%. The additional rear single storey extension will increase the size of the property by a further 14%, however bearing in mind;

· The large size of the original house,

· The size of the plot on which the house sits,

· The chimney stack finishes with sufficed clearance from the roof to enable the smoke to be taken away with no impact on the neighbouring properties, and

· The proposed extension being designed to blend in with the existing property,

it is considered that this proposal is acceptable, and will have no significant impact on the residential amenity of the occupiers of the neighbouring dwellings.

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 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.
Prior to the construction of the extension, a 1.8m high, close boarded fence shall be erected on the rear boundary of the property, shown between the points marked A & B in red on the attached plan entitled ‘Rear Boundary Screening’, and shall remain in that manner in perpetuity.


Reason:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2007/0124



      (GRID REF: SD 368085 432800)
PROPOSED: Kitchen extension and detached garage at 85 Ribchester Road, Salesbury.
	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 be loss of light to the neighbouring property.


Proposal

The proposal is for a single storey rear extension, projecting 2.6m and being 6m long. It is proposed to have a sloping roof, being 3.7m high at the highest point. The application also incorporates a replacement garage, being 7.6m long, 3.5 wide, with a pitched roof, being 3.6m at the highest point.

Site Location

The site is on the main road through Salesbury.

Relevant History

3/2006/0070 – Single storey rear extension and garage. Approved at planning committee on 30 March 2006. 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

Members may recall a similar type of application last year at the same address. This proposal is for a single storey rear extension, however with a sloping roof. The previous application projected further, with a hipped roof. Both applications incorporated similar styled replacement garages.

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

Taking into account the neighbouring objection, I have carried out the BRE 45° Rule and found that loss of light would not overshadow over half of the neighbouring window and therefore loss of light would not be enough to warrant a refusal on these grounds. The garage would cause minimal neighbouring impact as it is part existing. 

The size and design of the extension and garage is acceptable and there would be no detrimental impact caused in allowing this 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 is GRANTED.
APPLICATION NO:
3/2007/0136/P
(GRID REF: SD 6416 3115)

PROPOSED DEMOLITION OF EXISTING COMMERCIAL PREMISES/SITE CLEARANCE AND ERECTION OF 9 APARTMENTS PLUS ACCESS IMPROVEMENTS AND REALIGNED STREAM TO OPEN CULVERT (AMENDMENT OF PERMISSION 3/2002/0627/P) AT PACK HORSE GARAGE, MELLOR BROW, MELLOW BROOK

	PARISH COUNCIL:
	No objections to the amended application given the original approval in 2002.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has exchanged correspondence with the applicant prior to the submission of this application and has advised them of the requirements regarding the construction of any retaining walls and the adoption of highways within the application site.  The County Surveyor has no objections to the application subject to the imposition of three conditions which had been imposed on the previous permission.  

	
	
	

	ENVIRONMENT DIRECTORATE (COUNTY ARCHAEOLOGIST):
	No archaeological comment to make on this application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received from nearby residents in which a number of concerns are raised, as summarised below:



	
	1.
	The increased traffic could have harmful effects on highway safety, particularly for residents of Victoria Terrace.  Access on to Mellor Brow is quite dangerous at times.  

	
	2.
	The nine properties could increase noise levels in the local area.  



	
	3.
	Any additional lighting on the car park could be harmful to the amenities of the area and its residents.



	
	4.
	The development appears to be higher than previously approved and higher than other properties in the area.  This adversely affects sunlight to a neighbour’s garden.



	
	5.

	The development should not in any way authorise the felling of any trees on land adjoining the application site (but not in the applicant’s ownership).



	
	6.
	Over the years the site has returned to nature and contains a variety of wildlife.  Can it be assured that protective species such as Great Crested Newts do not inhabit the site?



	
	7.
	The proposed parking spaces should be at stream level rather than the land being raised.



	
	8.
	The provision of pedestrian access at the rear of the dwellings on the far side of Mellor Brook has privacy and security implications for an adjoining property.  



	
	9.
	Immediately adjoining neighbours express concerns about the structural integrity of their gable wall and question how part of that wall (which will become exposed as a result of the development) will be repaired, repointed and rendered etc in order to ensure that no issues of damp arise.  (This is an issue to be resolved between the neighbour and the applicants/developer).


Proposal

Permission is sought for the demolition of the existing building and the erection of a three storey building comprising 5 three bedroomed apartments, 3 two bedroom apartments and 1 one bed apartment.  Four of the apartments occupy the ground floor whilst the other five are all two storey units occupying the upper two floors.  

The building has two main storeys with the top floor accommodation being within the roof space.  The properties are to be split on a vertical basis which allows the elevations to reflect the traditional terraced cottages prevalent in the area and floor levels will rise to suit the levels of Mellor Brow, creating a stepped roof line.  All the proposed external materials are to match the traditional materials of the area with natural coursed stone to walls with some areas of spar dashed render and natural blue slate to the roofs.  Natural stone lintels and sills will be created to all openings with UPVC windows and doors to a traditional sash window appearance.  

Vehicular access to the site will be via an improved roadway created over the current substandard unmade Victoria Terrace, retaining the junction position with Mellor Brow and access to the properties of Victoria Terrace.  A new turning head will be created to serve the new properties.  The new access takes advantage of the applicant’s ownership of 87 Mellor Brow and 2 Victoria Terrace to allow the creation of pedestrian footpaths to each side of the new junction whilst maintaining the current alignment of the main carriageway.  The new access road and turning space are constructed to dimensions agreed with the County Highway Engineer, and will be to adoptable standards.  

Pedestrian access from Mellor Brow is restricted to maintenance access only to avoid the possibility of parking taking place on Mellor Brow itself.  All main entrances to the apartments are to the rear and accessed via the adopted road and parking areas.  The parking area itself is created on a current hard standing which is to be improved with a tarmacadam finish to provide 20 parking spaces (ie two spaces per dwelling plus two visitor spaces).  Pedestrian access to these areas will be via the adopted roadway or via a pedestrian footpath created on the opposite side of the brook which runs through the site, with new pedestrian bridges to be formed over the brook itself.  

The proposal also involves the diversion of a section of Mellor Brook in order to replace an existing culverted section with an open channel at the far southern end of the site beyond the parking area.  These works have been agreed by the Environment Agency.  

Site Location

The site is located within the village boundary of Mellor Brook on the south side of Mellor Brow to the west of Victoria Terrace and opposite the backs of houses in The Willows.  

Relevant History

3/99/0333/P – Conversion of existing building and extensions to provide 11 flats and one house with associated garages and car parking.  Refused and appeal dismissed.

3/02/0627/P – Demolition of existing commercial premises and erection of nine apartments on cleared site.  Approved 19 December 2002.

Relevant Policies

Policy G1 - Development Control.

Policy G3 - Settlement Strategy.

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

A key consideration in the determination of this application is that the site has the benefit of an extant planning permission for nine apartments with associated parking/landscaping and partial diversion of the adjacent brook.  That planning permission was granted against the background of the Local Plan which remains valid today.  Nevertheless, I will briefly refer to the policies which have a bearing on the proposal.  

The site is entirely within the village boundary of Mellor Brook and is not defined as essential open space.  Under the terms of Policy G3 of the Local Plan, the proposal is therefore, permissible in principle.  The new building, the access road and the majority of the car parking area are on brownfield land.  Only the southern end of the parking area is on land which might be described as Greenfield, although even this has an existing shale surface.

The extant planning permission makes the current housing supply situation in the Borough somewhat irrelevant.  

The amended proposal therefore, in my opinion, remains acceptable in principle.  The relevant issues in its determination therefore relate to visual amenity, the privacy and amenities of neighbours, highway safety and the impact on the landscape, including trees, and upon any protected species.  

With regards to visual amenity the design principles of the building (ie to reflect the terraced properties in the locality) has already been explained.  Notwithstanding that the building is now higher than originally approved, I consider its overall design, scale, height and massing to be appropriate for the site.  I consider it to be an attractive building which will enhance the appearance of the locality.

With regards to neighbours privacy, the front elevation of the building has been carefully designed in order to allow windows to be positioned so that they face either up or down Mellor Brow, or at the required distance from the overlooking properties in The Willows on the opposite side of Mellor Brow.  

The issue referred to by an immediately adjoining neighbour of overlooking from the walkway on the opposite side of the brook can be addressed by an appropriate condition.

With regards to highway safety, the applicant’s ownership of the two properties close to the junction of the proposed access on to Mellor Brow has enabled the design of the access/junction to be an improvement upon the previously approved development (which, itself, was acceptable to the County Surveyor in highway safety terms).  I can therefore see no objections to this aspect of this amended proposal.  

With regards to trees, the proposal has little impact on the wooded area on the opposite side of Mellor Brook.  As with the previous permission, however, tree retention and landscaping can be covered by an appropriate condition.  

With regards to protected species, a bat survey of the existing buildings and the existing culverted section of the brook have been carried out.  This revealed that neither appeared to provide roosts sites for bats nor were the buildings used by barn owls.  The protection of bats will still need to be covered by an appropriate condition.  

A neighbour has expressed concern about possible nuisance and detrimental effects on the amenities of the area caused by any lighting to be installed on the car park area (none is detailed in the application).  I propose to cover this with an appropriate condition.

Overall, subject to appropriate conditions I consider that this amended scheme, if approved would result in an appropriate and attractive development of this site.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
Prior to commencement of the development precise details of the proposed slab floor level(s) and any appropriate road level shall be submitted to and approved in writing by the Local Planning Authority.


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

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


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


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

4.
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 Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Before any building works commence, the site access and footways shall be constructed to full adoption standards as defined in the Lancashire County Council Specification for Construction of Estate Roads and shall be used as the sole means of vehicular access for construction traffic and, thereafter, for development traffic.  


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

6.
All construction traffic and construction vehicles shall be parked clear of the adopted highway, Mellor Brow, at all times.  


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

7.
The area of the forecourt between the buildings and Mellor Brow shall be kept clear of any obstructions above road level and be available for pedestrian usage at all times.  


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

8.
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.

9.
No development approved by this permission shall be commenced until a desk study has been undertaken and agreed by the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on-site contamination.  If the desk study identifies potential contamination a detailed site investigation should be carried out to establish the degree and nature of the contamination and its potential to pollute the environment or cause harm to human health.  If remediation measures are necessary they will be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.


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

10.
No lighting shall be installed in the car parking area unless a further planning permission has first been granted in respect thereof.


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

11.
Prior to the first occupation of Unit 9, a wall or fence shall be erected on or adjoining the western edge of the footbridge over Mellor Brook which serves that plot, in accordance with details which have first been submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of the privacy of an adjoining dwelling and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

12.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 23 August 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:
3/2007/0142/P
(GRID REF: SD 6760 3398)

PROPOSED TWO STOREY REAR EXTENSION AT COPSTER HOUSE, OFF LOVELY HALL LANE, COPSTER GREEN

	PARISH COUNCIL:
	No observations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby resident in which the sole objection to the proposal is that the construction of the extension may mean that more people stay at the property causing the neighbour more inconvenience from parked cars on the roadway.  


Proposal

Planning permission is sought for a two storey extension in place of the existing conservatory at the rear of the property to provide a garden room at ground floor level with a fourth bedroom above.  This would  involve raising the ridge line of the lower side of the roof to the same height as the higher side, ie 6m.  The footprint of the proposed extension is approximately 5m x 3.6m.  Materials used would consist of rendered walls to the gable end and front elevation and a coursed random stone wall at the rear with a natural slate roof.  

Site Location

The property is an end of terraced cottage situated on an unmade track in a semi-rural position opposite a green.  There are neighbouring properties on both sides and the A59 is within close proximity at the rear.  The site is within the Copster Green settlement boundary.

Relevant History

3/90/0446/P – Dividing fence and wall.  Approved 17 July 1990.

3/89/0867/P – Sun lounge.  Approved 23 January 1990.

3/76/1259/PB – Extension and car port.  Approved with conditions 6 January 1977.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

The property has been extended previously and the raising of the roof will bring the roof of the 1977 extension into line with the roof of the original cottage.  From the front, the raising of this section of roof will have an acceptable visual impact and I consider that it is in-keeping with the cottage and the rest of the row.  

The rear garden is well enclosed, therefore the only impact on residential amenity is potential overlooking from the rear bedroom window to the neighbouring property, Tormore.  This property has no habitable room windows in the side elevation facing the proposed extension and any overlooking would be to the neighbour’s garden and driveway from an oblique angle.  The neighbouring property is on higher ground and some distance away and would not be significantly affected in terms of loss of light.  

The neighbour is concerned about the principle of a larger house, as proposed, and the inconvenience this may cause due to increased incidents of cars parked on the unmade road, impeding access to and from their property.  The property has an attached garage and there is off-road parking immediately outside on the track.  There is no indication that the number of people living at the property or cars kept by them is to increase and I consider that a refusal of the application on these grounds would be unreasonable.

I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/0151/P 
(GRID REF: SD 383324 448980)

PROPOSED siting of a Portakabin to be used as temporary office/classroom accommodation and the siting of two steel storage units to be used for storing tools and equipment at Jigsaw Environmental, Main Street, Gisburn
	PARISH COUNCIL:
	Gisburn Parish Council – The Parish Councillors have raised an objection to the steel containers for the following reasons:

· Detrimental to the Area of Outstanding Natural Beauty,

· Will make the area look like a building site, and

· A hotchpotch of second hand containers – not visually acceptable.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	County Surveyor – The proposed development is unlikely to lead to a significant increase in vehicles visiting the site and therefore does not intend raising any objections to the application.


	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbouring property Main Street, Gisburn. The following points have been raised:

· The proposed steel storage units will have a great visual impact on the area,

· They are not sure why Jigsaw need further office/classroom accommodation on site when they have said there is no increase in staff on the site,

· General concern regarding the expansion of the project at the site,

· Any increase in activity from this site, particularly vehicular, will obviously create an even more hazardous situation, especially for the residents in the area,

· Whilst there is a small staff car park at the project, the car parking facility for the rest of the site is constantly full, therefore the current staff car park will not be able to cope with the continued expansion of business on the site as the access is poor, and

· The car park on site is in poor condition and during wet periods is unusable which leads to over crowding within areas in the parking area.


Proposal

The application seeks planning approval for a temporary portakabin to be used as office/classroom accommodation, and for two steel storage units at Jigsaw Environmental in Gisburn. The application is essentially a renewal of the planning application approved in November 2003, ref. no. 3/2003/0856, which had a temporary consent until November 2005. The applicant again seeks permission for the above on a temporary basis. The portakabin and smaller steel container will remain in the positions they are on site, and the larger steel container will be located behind the two large polytunnels at the rear of the site.
Site Location

The site is located off Main Street, Gisburn, to the side and rear of the Strawberry Fields Diner, partially within the settlement boundary and partially on land designated at open countryside.

Relevant History

3/2006/0976 - The siting of a Portakabin to be used as temporary office accommodation, renewal of planning consent 3/2004/0972P – Granted Conditionally.

3/2004/0972 - The siting of a Portakabin to be used as temporary office accommodation – Granted Conditionally.

3/2003/0856 - Construction of new staff facilities & store facilities, new landscaping, paths, parking etc. retain existing portakabin site, 3 no. new polytunnels (Re-submission) – Granted Conditionally.

3/2003/0500 – New staff facilities, store building, portakabin, allotment and two polytunnels and scented garden – Withdrawn.

3/2001/0112 – Outline Application for a glass house – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks planning approval for a temporary portakabin to be used as office/classroom accommodation, and for two steel storage units at Jigsaw Environmental in Gisburn. The application is essentially a renewal of the planning application approved in November 2003, ref. no. 3/2003/0856, which had a temporary consent until November 2005. The applicant again seeks permission for the above on a temporary basis. The portakabin and smaller steel container will remain in the positions they are on site, and the larger steel container will be located behind the two large polytunnels at the rear of the site.
The main issues considered with the previous application were the visual impact of the proposals on the area, impact on adjoining residential amenity and any implications for highway safety, as well as the need to encourage existing employment opportunities within the Borough. As noted on the previous application, approval was given at this site for a mixed-use development comprising horticultural and training enterprise, and in the report for that particular application it was noted that in terms of the visual impact, although the structures are predominantly of a temporary nature, the majority will be screened in some part by the existing central building on site and by the boundary treatment, and as such could not be considered as being unduly prominent. As such, I also consider that as the portakabin and smaller storage unit are sited within a group of existing temporary structures, any visual impact on the locality would be negligible. With regards to the new, larger storage unit, it is considered that due to its proposed position behind the existing polytunnels to the rear of the site, it will be sufficiently screened from the adjacent A59 and the nearby dwellings, and as such any visual impact on the locality would again be negligible.

In terms of impact on residential amenity, I consider that as the portakabin and storage unit currently on site have been there for approx. 3 years with no issues being raised by the nearby neighbours, I have no concerns regarding the proposals impact on residential amenity.

In terms of highway safety, there is ample parking at the site, and the number of staff employed at the site would not increase, and as such, I do not believe that the level of activity would be significantly intensified.

In conclusion, bearing in mind I consider that any responses to the points of objection have been covered above, I consider that this application complies with the relevant planning policies and will not cause a significant detrimental impact on the amenity of the area or on highway safety, and as such it is recommended that this application be granted conditionally.
SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 14 March 2007.


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

2.
The portakabin and steel storage containers hereby approved shall be removed on or before the 4th of April 2009 and the site restored to the full satisfaction of the Local Planning Authority unless the Authority has granted a renewal of this planning permission.


Reason: This temporary consent has been granted to enable the Local Planning Authority to assess and review the impact of the development against the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the siting of the new steel storage container, details of its colour shall have been submitted to and approved in writing by the Local Planning Authority.


Reason: In order that the Local Planning Authority may ensure that the colour scheme is appropriate to the locality in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

4.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 1800 Monday to Saturday and there shall be no operation on Sundays or bank holidays.


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

APPLICATION NO’S: 3/2007/0152/P & 3/2007/0153/P
(GRID REF: SD 7457 4185)

PROPOSED LISTED BUILDING CONSENT AND PLANNING PERMISSION FOR EXTENSION AND ALTERATIONS TO OUTBUILDING TO CREATE GARDEN ROOM, OFFICE, SHOWER ROOM, DOORWAY AND PORCH AT BROOK HOUSE FARM, CLITHEROE ROAD, WADDINGTON

	PARISH COUNCIL:
	No objections.

	ADDITIONAL REPRESENTATIONS /

STATUTORY NOTICE:
	Two letters have been received which make the following issues:

	
	1.
	Concerns regarding the impact of the chimney in relation to both the visual impact and smoke nuisance.



	
	2.
	Possibility of future extensions and garages which would seriously affect residential visual amenity and the character of the listed building.



	
	3.
	Consider that the Council should desist from allowing any further development and that suggests that is good management for the Borough of the Ribble Valley.


Proposal

This proposal seeks planning permission and listed building consent to alterations to a previously approved plan.  The main changes from the approved scheme submitted under application 3/2006/1031/P relate to an extension of the link building which in essence would elongate the existing outbuilding by approximately a further 2.5m.  This would lead to a further expansion of roof.

Other changes involve the introduction of a chimney and an increase in the size of the Velux roof lights, as well as additional windows on extended part of the garden room.

Site Location

The property is a Grade II listed building, situated on Clitheroe Road, Waddington.  Located in the Waddington Conservation Area and attached to Book House Barn.

Relevant History

3/2005/0756/P and 3/2005/0763/P – Extension to kitchen to link outbuilding.  Granted on appeal.

3/2006/1031/P and 3/2006/1032/P – Alterations to previously approved garden room.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Planning (Listed Building and Conservation Areas) Act 1990.

Environmental, AONB, Human Rights and Other Issues

The main issues here relate to affect on residential amenity caused by the additional changes as well as the visual impact and effect on the character of the listed building.

The design changes, which include a new chimney and additional windows, have a limited impact on the affect of the listed building.  The alterations at the rear of the building are modest in scale and as such I do not consider there would be any additional impact for the effect of the listed building or visual amenity issue.

In relation to residential amenity, the main effects may be from smoke nuisance caused by the erection of a chimney.  I note the concerns expressed by a nearby resident and internal consultation response of the Environmental Health Officer.  However it is clear that nuisance can only be monitored when development has been completed and a nuisance factor would depend on the frequency of the nuisance.  It is also evident that there are significant powers outside planning legislation to take appropriate action should the development be considered a nuisance.  On this basis, I consider a recommendation of planning permission and listed building consent be approved.

SUMMARY OF REASONS FOR APPROVAL

Listed building - 3/2007/0152/P - The proposal has an acceptable impact on the character and setting of the listed building.

Planning application – 3/2007/0153/P – The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That listed building consent 3/2007/0152 and planning permission 3/2007/0153 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 dated 26 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 and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2007/0155/P 
(GRID REF: SD 377294 444305)

PROPOSED Minor amendments to previously approved application re: 3/2006/0367/P for a two storey and single storey extension and the relocation of septic tank at 27 Ribblesdale View, Chatburn

	PARISH COUNCIL:
	No observations to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from the adjacent neighbours at no. 25 Ribblesdale View, and the following concerns have been raised:

· Concerns regarding the septic tank to be moved as it will be nearer to their property, and

· Concerns regarding run-off onto property if the system fails.


Proposal

Planning permission is sought for minor amendments to a previously approved application for a two storey and single storey side extension to the property, and also for the relocation of the septic tank on site. The extensions will create a large dining room, a new garage and two additional rooms at ground floor level, and a further two bedrooms, a bathroom and an en-suite at first floor level.

The minor amendments include the relocation of the following:

· Position of chimney,

· Velux windows within the roof,

· One external door, and

· Various windows.

Site Location

Located within the Chatburn Conservation Area off Ribblesdale View, Chatburn down a private road between residential properties, opposite land designated as open countryside, within the village boundary of Chatburn as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/0367 - Proposed two storey and single storey extensions (Re-submission) – Granted Conditionally.

3/2006/0078 – Proposed two storey and single storey extensions – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application seeks permission for minor amendments to a previously approved application for a two storey and single storey side extension to the property, and also for the relocation of the septic tank on site. The dimensions of the extensions have not changed from the previously approved application, however there are now rooms within the roof space. Other minor amendments include the relocation of the chimney, Velux windows within the roof, one external door and the relocation of various windows in the elevations.

Given the minor nature of the alterations, and that none of the relocated windows overlook any of the neighbours rear garden areas, the proposal is considered to be in accordance with the relevant planning Policies and as such acceptable.

With regards to the relocated septic tank, and having discussed this with colleagues in Environmental Health and Building Control, this location is considered to be acceptable subject to consent being granted by the Environment Agency and the result of a percolation test at the site being acceptable. Therefore, details of this will be required from the applicant prior to the habitation of the property, and this will be conditioned as such.
As such, considering the above points, it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

3.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

4.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policy G1of the Ribble Valley Districtwide Local Plan.

5.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with approved plans.


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

NOTES

1.
In the absence of detailed information regarding the applicant's intention for the disposal of sewage effluent, the Environment Agency is unable to comment precisely on this aspect of the application.  The developer should be made aware that the formal consent of this Authority will be required in accordance with Section 108, Water Act 1989:

a)
Prior to discharge of effluent into any watercourse from a new septic tank.


or

b)
Prior to the discharge of effluent into a soakaway system from a new septic tank.


or


c)
If a significant increase in the quantity of a final effluent from an existing septic tank is to be discharged to a watercourse or soakaway system.


The developer is advised to contact our Regulation and Planning Liaison Section, (Telephone Number WARRINGTON 53999), at an early date with regard to any proposal to dispose of effluent to a watercourse or soakaway system.

2.
The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

3.
The proposed means of foul drainage should be in accord with the DETR Circular 0399 Planning Requirements in respect of the use of non-mains sewerage incorporating septic tanks in new development.

APPLICATION NO:
3/2007/0157/P
(GRID REF: SD 382722 448782)

PROPOSED Change of Use of former Duckworth Coach Depot to become a furniture retail showroom, including minor alterations to existing buildings at Former Duckworths Coach Depot, Mill Lane, Gisburn
	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Following the submission of amended plans, there have been no additional comments received at the time of the report submission.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received in support of the application from a nearby neighbour, and one letter has been received from an adjacent neighbour objecting to the proposed change of use. 

The following comments have been made;

· Concerns regarding the future ‘Retail’ use of the premises should the applicant move out of the premises. Can this be protected by the Council?



	
	· As a result of a previous application and a site visit by Lancashire County Council, a report says it is necessary to extend the pavement from the main A59 to outside Stable Close, however the application does not include the need to partially remove the end of the tin shed.

· Concerns regarding operating hours as late opening hours and/or late night opening could again cause disruption to local residents.

· After talking to the applicant, his ultimate goal is the demolition of the tin shed in order to smarten up the area. This will cause concern as it will open up our garden area to the retail showroom. 

	
	· The use of the tin shed for furniture storage is close to our house and we have concerns regarding it being a fire hazard. 


Proposal

Change of Use of former Duckworth Coach Depot to become a furniture retail showroom, including minor alterations to existing buildings. There is adequate space on site for parking, however the access arrangements will be modified in line with recommendations from the Lancashire County Council’s Highways Officer.

Site Location

The site in question is on the corner of Mill Lane and Gisburn Road, Gisburn, opposite the Gisburn Auction Mart and adjacent to various residential dwellings. The site lies wholly within the settlement boundary of Gisburn, with part of the site within the Gisburn Conservation Area as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/0183 – Removal of old timber framed, corrugated tin sheet clad sheds, and change of use to car valeting premises – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy EMP10 - Employment Uses in Mainly Residential Areas.

Policy ENV16 - Development Within Conservation Areas.

Policy T7 - Parking Provision.

Environmental, AONB, Human Rights and Other Issues

This application seeks approval for the change of use of the existing buildings at the former Duckworth Coach Depot to become a furniture retail showroom, including a few minor alterations to the existing buildings. The applicant proposes the hours of opening for this unit to be between 9am and 6pm Monday to Saturday.

The building in question is situated on the corner of Mill Lane and Gisburn Road, opposite the Gisburn Auction Mart and partially within the Gisburn Conservation Area as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998). The building is within a predominantly residential area, however there are a few other commercial uses within the nearby vicinity. The applicant intends to use the main stone building as a showroom once redecorated, the attached, rendered building as an office and the timber/corrugate iron structure will be used for storage. There are no alterations to the main buildings shown, however following the submission of amended plans, the storage building marked on the map will be reduced in length by 2m on the elevation closest to the road. With reference to the objectors concerns, this building does not lie within the Gisburn Conservation Area, and as such would not require any formal Conservation Area consent.

With regards to the Planning Policies relevant to the application, Policy EMP10 of the District Wide Local Plan is most relevant when determining this application, which states that “New employment development (Use ClassesB1-B8, A2) will only be allowed in areas where housing is the principal land use, if there would be no detriment to the amenity of the area in terms of noise, nuisance, disturbance, environment and car parking”. Having visited the site and with reference to the letter of objection received, it is considered that a retail unit at this location, providing the opening hours are kept to within a sensible time period by condition, would not have a significant affect on the residential amenity of the area. The unit in question was previously used as a coach depot, which is considered to be a far more less neighbour friendly than this proposed use.

With regards to the original comments from the County Surveyor, amendments were required by the applicant in order for the proposal to be acceptable.  It would appear that the amended plan has taken into account his comments for an extended footway over the existing access point into the site and the access point being reduced in size and being further from the A59 junction.  As such, it is considered that the proposed change in use will have no significant impact on the highway safety in the area. 

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use hereby permitted shall only be open to customers or for deliveries between the hours of 9am to 6pm Monday to Saturday and there shall be no operation on Sunday or Bank Holidays.


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

2.
The development hereby permitted shall be used for retails sales of furniture (sui generis) and for no other purpose in accordance with the Town and Country Planning (Use Classes) Order 1987 (As Amended).


REASON:  The permission granted is for a specific use, and it is considered that other uses may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
This permission shall be implemented in accordance with the proposal as amended by plan dated 16 March 2007.


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

4.
The alterations and improvements to the vehicular access onto Mill Lane, including the reinstatement of the footway across the access, shall be constructed as indicated on the amended plan dated 16 March 2007 before the development hereby permitted becomes operative.  


REASON:  To comply with Policy E1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.

5.
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.

APPLICATION NO: 3/2007/0167/P
(GRID REF: SD 7392 4181)

PROPOSED BUILDING OF SIX RESIDENTIAL PROPERTIES (THREE PAIR OF SEMI-DETACHED) WITH GARAGES AND PARKING SPACES AT LAND OFF MONTAGUE STREET/BALDWIN HILL, CLITHEROE

	TOWN COUNCIL:
	Wish to object unless the dwellings provided are affordable units.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received at time of report preparation but has informally expressed no objections, subject to the imposition of conditions.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received on behalf of six property owners, the main points of which can be summarised as follows:



	
	1.
	While no objection is made to the principle of the application generally, a specific objection is made regarding the proposed orientation of plots 5 and 6.



	
	2.
	The frontage of plots 5 and 6 is onto an existing rear access route to properties on Baldwin Road and Buccleuch Avenue.



	
	3.
	Reference to easements in place affording access to the garages and rear gardens of existing properties.



	
	4.
	A loss of privacy to the rear gardens and garages of existing properties.

	
	5.
	Question the amount of parking provision and a concern that under provision will result in an increase in on-street parking.



	
	6.
	Query whether there would be sufficient turn round/loading space.



	
	7.
	Plots 5 and 6 should be turned through 180os. 



	
	8.
	Reconstituted stone and render is not in keeping with the surrounding properties which are in the main constructed from red brick.



	
	9.
	There is an existing problem with drainage of the rear access road and widening the access road thereby increasing the surface area will result in an increased run-off and exacerbate instances of flooding.


Proposal

This is a reserved matters application for the erection of three pairs of semi-detached 3 bedroom dwellings with associated garages and car parking spaces.  The dwellings are of two-storey construction and each pair of semis have overall approximate dimensions of 10.9m x 10.9m x 7.8m to the apex of its pitch.  They would have a two-storey projecting gable positioned centrally on their front elevations, (a projection of 0.7m), to provide not only porch, cloaks and en suite facilities above but act as a design feature.  Plot 1 would have an attached garage approximately 3.4m x 6m x 3.8m in height with Plots 2 and 3 having a detached garage block set approximately 1m back from those dwellings in their rear gardens measuring 6.7m x 6m x 4m in height.  Plots 1-4 would be orientated to run parallel to Montague Street continuing the established street scene layout.  They would be constructed of reconstituted stone, with stone heads and cills under concrete tiled roofs.

Plots 5 and 6 are set at 90o to the other units and actually set approximately 12.5m to the rear of Plots 3 and 4, thereby having their gables facing toward the rear of the aforementioned units.  These would be constructed of brickwork with stone quoins under tiled roofs.  The garage accommodation for them is provided by a detached block set to their rear and accessed off the back street that runs north/south, linking Albemarle Street and Montague Street.  It would have dimensions approximately 6.7m x 6m x 4m in height, constructed of brickwork, with rear personnel doors linking them to the garden areas for Plots 5 and 6.

The garage for Plot 4 is set to its rear orientated the same way as Plots 5 and 6.  It would measure 6m x 3.4m x 3.2m in height constructed of render under a tiled roof.  In addition to the garage accommodation, each dwelling has a second off-street parking space.

Each dwelling has a lawned rear area with the plans denoting some shrub planting to the front of Plots 1-4 facing onto Baldwin Hill.

Site Location

The site lies to the north of Baldwin Hill/Montague Street and occupies the space between the terraced properties of Montague Street to its south-east and semi-detached units to the north-west.  To its immediate north are semi-detached dwellings on Albemarle Court.  This is a brownfield site within the settlement boundary that has a number of single storey render and profile sheeted roofed buildings in situ.

Relevant History

3/04/0181/P – Renewal of outline consent for residential development.  Approved with conditions 26 April 2004.

3/01/0392/P – Renewal of outline consent for residential development.  Approved with condition 19 July 2001.

3/98/0537/P – Renewal of outline consent for residential development.  Approved with conditions 15 September 1998.

3/95/0352/P – Renewal of outline for residential homes.  Approved with condition 14 September 1995.

3/92/0229/P – Outline application for residential homes.  Approved with conditions 16 June 1992.

3/87/0539/P – Residential development outline permission.  Approved with conditions 8 October 1987.

Relevant Policies

Policy G1 - Development Control.

Interim SPG ‘Housing’.

Policy 12 – ‘Housing Provision’ Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development and whether there would be any significant impact on visual and residential amenity or indeed any adverse highway implications as a result of this scheme’s implementation.

Members will note from the history section of this report that this site already has outline consent for residential development.  It is already contributing to the housing land supply calculations as “a site for market housing” and thus in this particular instance the housing moratorium policies of restraint do not and indeed cannot, be applied.  The matter of principle aside, it is the more detailed design issues that warrant further consideration.

Objectors have questioned the proposed materials and for committee’s information the dwellings on Montague Street are stone fronted with render gable and rear elevations, whereas those on Baldwin Hill and Albemarle Court are red brick.  Given this, I consider the mix of materials on site is appropriate and would not look out of character with the established street scene.  The actual layout of development has in part been dictated by the layout/orientation of properties surrounding this site.  Plots 1 – 4 continue the pattern of development that faces onto Montague Street, which it is seen in relation to, and Plots 5 and 6 are more readily associated with Albemarle Court.  I do not consider that Plots 1-4 would cause any adverse impact on neighbouring amenity and in relation to Plots 5 and 6 the only aspect that warrants closer attention is their relationship with the properties fronting Baldwin Hill.  There is a distance of approximately 21m between the proposed dwellings and rear detached garages of those dwellings.  The dwellings themselves are approximately 12m back from that point.  Therefore, in terms of facing windows to habitable rooms, I am satisfied that standards are more than met.  The dwellings will each have two first floor windows facing south-west that serve en suite facilities and master bedrooms.  Whilst there will be the potential for some overlooking of rear garden areas from these, I do not consider this to be significantly greater than the degree of overlooking already experienced from other properties in this tight collection of dwellings at the top of Baldwin Hill/Baldwin Road.  Thus in terms of visual impact and potential impact on adjacent residential amenity, I am satisfied that there would not be any significant detriment caused.

Objectors have raised parking and turning provision as an issue and whilst the formal observations of the County Surveyor have not been received at the time of report preparation, he has been involved in the extensive pre-application discussions which have taken place on this scheme.  It is my understanding that he is satisfied with the scheme and his formal observations will be reported verbally to committee at the meeting.

Therefore after having given careful consideration to the above, I am satisfied that the scheme accords 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 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.

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) units 4 and 5 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The first floor bathroom windows on the 
side elevations of units 4 and 5 and first floor en suite windows on the front elevations of units 5 and 6 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
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.

NOTE(S):

1.
All downspouts should be sealed directly into the ground ensuring the only open grids present around each dwelling are connected to the foul sewage systems.

2.
Development on this site should be drained on separate foul and surface water systems.  All foul drainage must be connected to the foul sewer and only uncontaminated surface water should be connected to the surface water system.

APPLICATION NO: 3/2007/0174                  
                              (GRID REF: SD377151 434639)
PROPOSED Retrospective application for front wall at 9 Harewood Avenue, Simonstone
	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 the wall in not in keeping with the rest of the street.


Proposal

The application is for a wall to the front of the property, being 1.1m high at the lowest point, rising to 1.9m at the highest point. 

Site Location

The site is within a residential estate in Simonstone. 

Relevant History

3/2006/0765 – Rear conservatory, 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 issue to consider with this application is the visual impact on the street scene. 

I note concern expressed by nearby residents but it is my opinion that the visual impact is not detrimental and does not form an incongruous feature, and is appropriate in the location.  There is a mixture of styles of front boundary enclosures within the street and this proposal does not appear out of place. 

There is no neighbouring impact and the size and design is acceptable. 

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 is GRANTED.

APPLICATION NO:
3/2007/0186/P
(GRID REF: SD 6784 3148)

PROPOSED TWO STOREY EXTENSION AND ALTERATIONS AT MORETON, HIGHER RAMSGREAVE ROAD, RAMSGREAVE, BLACKBURN 

	PARISH COUNCIL:
	Objects on the grounds that the development would be detrimental to the original character of the building and the visual amenity of the area.  Planning application 3/2006/0484/P was rejected on the above grounds and was a very similar development on a very similar property.  Policies G1, ENV4, H17 and H18 applied.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents in which the following objections are raised:



	
	1.
	Loss of view to Ramsgreave Lodge.



	
	2.
	The property is a barn conversion and the proposed extension does not reflect the original functional simplicity of a traditional rural building.  The proposed extension will spoil the strongest element of the building which makes it recognisable as a barn, which is its form and mass.  



	
	3.
	The design of the extension is urban in appearance, which will harm the character and appearance of the open countryside.


Proposal

This planning application is a resubmission of planning application 3/2006/0892/P, which was refused under delegated powers due to an adverse impact on residential amenity.  The resubmission details a two storey extension to the gable end of the property, which is a barn conversion, converted in the early 1970s.  The maximum dimensions of the two storey extension are approximately 5.5m x 3.5m (floor area) x 5.3m to eaves and 7m to the pitch.  A small porch would infill the remaining gap between the proposed two storey and existing attached garage.  

Site Location

The building is a former barn, converted into two dwellings, namely Moreton and Ramsgreave Hall Barn.  It is situated within a hamlet of properties on a track to the north of the main road between Mellor and Wilpshire.  The site is within the open countryside and greenbelt.

Relevant History

3/2006/0892/P – Two storey extension and alterations.  Refused 4 January 2007.

3/2003/0830/P – Proposed conservatory door/screen to form porch and first floor balcony.  Approved with conditions 7 November 2003.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in determining this planning application are the impact on the character and appearance of the barn conversion, the open countryside and the greenbelt, and any effects on nearby residential amenity.

The main objection raised by both neighbours and the Parish Council is that the proposed two storey extension is not in-keeping with the former barn, particularly in respect of its form and mass.  A large flat roofed garage extension has been erected at the rear of the building, a balcony and railings installed on the front elevation, the building has been finished in a white painted render and there are numerous UPVC window openings on the three elevations of the building.  In addition, there is an extant planning permission for a conservatory extension to the gable end (3/2003/0830/P).  The 1970s barn conversion was not as sympathetic as today’s barn conversions and, as a whole, I feel that the above changes have eroded the character of the former barn to an extent that the building is no longer immediately recognisable as a barn conversion.  As such, I consider that the design of the proposal is appropriate and the extension will appear clearly subservient to the building, when viewed from the side, front and rear.  External materials used would match the existing building.  For the same reason, it is considered that the impact on the character and appearance of the open countryside is acceptable and there is little effect on greenbelt openness.  

Reference has been made by the Parish Council and the neighbours to an appeal decision at Ravenswing Barn, Mellor (3/2006/0484/P) in which the appeal Inspector, whilst acknowledging that the barn conversion was not the most sympathetic, nevertheless dismissed the appeal, which sought planning permission for a dormer extension.  I do not believe that the two cases are comparable because Ravesnwing Barn is still recognisable as a former barn, whilst the application building is not.  

The only neighbouring property likely to be affected by the proposed development is Ramsgreave Lodge, which is to the west.  This neighbouring property is on higher ground and for this reason would not be significantly affected.  The BRE 45o rule on loss of light is not considered applicable in this instance but it is considered that loss of light would be minimal.  Windows have been omitted from the first floor side elevation of the proposed two storey extension facing Ramsgreave Lodge to avoid overlooking.  

In summary, I have carefully considered the comments made by the Parish Council and two neighbouring residents but 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.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/0187/P
(GRID REF: SD 7103 3371)

PROPOSED ERECTION OF REPLACEMENT DWELLING (RESUBMISSION) AT LYNWOOD, YORK LANE, LANGHO

	PARISH COUNCIL:
	Maintains its strong objections to the application on the same grounds they objected to the previous two.  Members are referred to the file for full details but the objections can be summarised as follows:



	
	1.
	Sinking the property into the ground only addresses the height objection and presents serious practical difficulties.



	
	2.
	Its bulk and overall size are only reduced slightly from previous schemes.



	
	3.
	It would be a discordant note in the street scene.



	
	4.
	It will replace what has been a small affordable property by a large expensive market property contrary to the principles and spirit of the current moratorium.



	
	5.
	Policy H14 should be interpreted very strictly – this proposal is in clear breach of this increasing the volume by 88%.



	
	6.
	It is an important site because of the precedent it will set in a sensitive location.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received at the time of report preparation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Ten letters of objection have been received from residents expressing the following concerns:



	
	1.
	To replace a small house with one 34% larger will be out of character with the village.



	
	2.
	It would set a precedent for other small dwellings to become much larger.



	
	3.
	It would change the character of the village by building much more expensive properties.

	
	4.
	The plans constitute personal financial gain to the detriment of the environmental qualities of the area.



	
	5.
	Attempts to reduce its visual impact by lowering it into the ground are largely cosmetic.



	
	6.
	Effect on water pressure.



	
	7.
	Potential impact on neighbouring properties caused from reducing the ground levels eg structural damage.


Proposal

Consent is sought to replace a bungalow with a two storey dwelling having approximate dimensions of 10.3m x 7.6m x 4.2m to eaves, 6.5m to the apex of its pitch.  It would have two piked dormers to both front and rear with a single storey front porch approximately 2.7m x 1m x 3.4m in height.  Construction materials are shown as natural stone under a blue slate roof.  The dwelling would be set down in to the slope by approximately 1.3m and utilise an existing vehicular access leading from York Lane.  

Site Location

The property lies to the north of York Lane at its junction with Whalley Old Road.  It lies outside any defined settlement limit within land designated both open countryside and greenbelt.  The properties on this side of the lane are bungalows with two storey terraced rows to the southern side of York Lane and along Whalley Old Road.  

Relevant History

3/06/0939/P – Replacement dwelling.  Refused 8 January 2007.

3/05/0532/P – Three bed replacement dwelling.  Refused 2 September 2005.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with plan policy and potential effects on visual and residential amenity.  

The principle of replacement dwelling is in accordance with Policy H14 of the Districtwide Local Plan subject to the proviso that careful consideration is given to the design and use of materials.  It also advises that additional increases in the size of the property will not be permitted.  Given the location of the site within greenbelt, it is also important to have regard to the provisions of PPG2 in particular paragraph 3.6 as follows:

The replacement of existing dwellings need not be inappropriate, providing the new dwelling is not materially larger than the dwelling it replaces.  Development plans should make clear the approach Local Planning Authorities will take, including the circumstances (if any) under which replacement dwellings are acceptable.  

Members will note that there have been two previous refusals for replacement dwellings on this site and these were done so on the grounds of being over large dwellings to the detriment of visual amenity.  The existing bungalow has approximate dimensions of 10.m x 6.2m x 5m in height with a cubic capacity of 253m3.  The single storey dwellings proposed under 3/05/0532/P was some 12m x 10m x 7m in height with a volume of 575m3.  That proposed under 3/06/0939/P was one a half storeys (like this proposal) some 10.3m x 6.2m x 6.4m to the apex of its pitch.  However, it had a one and a half storey porch on its front elevation which added significantly to its massing producing a volume of approximately 435m3.  The dwelling now proposed provides 420m3 which is clearly beyond the existing bungalow plus its permitted development allowance ie 253m3 plus 70m3 = 232m3.  However, the replacement of a single storey building with a one and a half storey structure will inevitably lead to an increase in size and in this respect, it is important to have regard to the actual scale and massing of the proposal.  In terms of the height of the replacement dwelling in relation to the established street scene, the sectional plan provided shows the dwelling set down into the site which means that the existing roofscape of York Lane would not be unduly interrupted by this building.  The scheme has been reduced in volume throughout the successive planning applications and I am now of the opinion that the design and massing of the dwelling are appropriate in this location.  The development would not prejudice the openness of the greenbelt and its revised design is not considered to represent an over dominant feature in the street scene.  

With regard to its potential for impacting on adjacent residential amenity, I do not consider that Ribble View to its west would be significantly affected by the works.  To the north east of the site is set Meadowside and there is the potential for some impact on them due to the orientation of the replacement dwelling.  As shown, there is a potential for overlooking of the rear of that garden but I do not consider this significant enough to warrant a refusal on that ground.

Turning to observations received from objectors that have not been addressed above, I would comment that any financial motives of the applicant are not a material planning consideration.  With regard to affordability and the housing moratorium, this is a house available on the open market at present time and thus the moratorium is not applicable.  Finally, Policy H14 is the starting point for the consideration of applications and has been used, it is felt, in an appropriate manner to limit the size of the replacement dwelling from that which was originally submitted under 3/05/0532/P.

Therefore, having regard to all the above, I am of the opinion that the scheme is appropriate and would not have a significantly detrimental impact on either visual or residential amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
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 dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policy G1 and H14 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0205/P
(GRID REF: SD 7602 4501)

PROPOSED ERECTION OF OFFICE BLOCK (RESUBMISSION) AT LAND AT THE SPINNEY, GRINDLETON

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received at the time of report preparation.

	ENVIRONMENT AGENCY:
	We have no comments to add to those made on application 3/06/0244/P and contained in letters dated 22 August 2006 and 13 September 2006.



	HEALTH & SAFETY EXECUTIVE:
	Does not advise on safety grounds against the granting og planning permission in this case.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received at the time of report preparation.


Proposal

This is a full application for the erection of an office block having overall approximate dimensions of 27m x 14m x 7.8m in height being constructed of stone under a hardrow roof.  It is designed to have the appearance of a traditional barn featuring glazed cart door openings in the two long sides with that facing the car park being recessed between outshoots to either side.  The number, scale and treatment of the openings is more modest than in previous schemes.

A small plant room is shown to the south east corner being of stone construction and having dimensions of 2.9m x 3.2m x 4m to the apex of its pitch being accessed via a door on the southern elevation.  The scheme would also provide 15 car parking spaces and cycle spacing.

Site Location

The site lies to the north of the River Ribble within the settlement boundary of Grindleton.  Residential properties lie to its north.

Relevant History

3/06/0244/P – Erection of office block.  Refused.  Appeal dismissed.

3/05/0168/P – Reserved Matters application for erection of office block and associated car parking (outline application 3/02/1060/P).  Approved with conditions 22 April 2005.

3/02/1060/P – Outline consent for office block.  Refused.  Appeal allowed.

Relevant Policies

Policy G1 - Development Control.

Policy G7 - Flood Protection Policy.

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

Policy 20 ‘Lancashire Landscapes’ - Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Members will note from the planning history that consent has been granted previously on this site for an office building and thus the principle of that usage has already been established.  To briefly summarise, Committee refused outline consent in October 2003 but the appeal into that was allowed in August 2004.  In determining the appeal, the Inspector imposed conditions regarding the footprint size of any building submitted for reserved matters as well as the fact that any building should not exceed one storey in height.  A reserved matters application was submitted and approved under 3/05/0168/P and a full application with revisions to the design of the building submitted, refused and appeal dismissed under 3/06/0244/P.

In considering this application, Members can have regard to the previous schemes but should be aware that as this is again a full application, the conditions imposed on 3/021060/P do not have to be adhered to ie single storey nature of development and maximum floor space.  Indeed the Inspector, in dismissing the last appeal, made specific reference to this fact.  She commented that “the previous Inspector …. Imposed a condition that the buildings should not exceed one storey and should have a maximum floor area of 300m2….  I am not bound by the conditions imposed by my colleague ….”.  She also made reference to the fact that “the number of floors does not determine the height of a building” and Committee should have regard to these latest observations from the Planning Inspectorate in considering this latest planning application.

The design of the building now put forward has been done so with the specific intention of addressing the concerns expressed by the Inspector in relation to 3/06/0244/P namely that the building’s “… scale and glazing would be insensitive to the sites location at the edge of the village …”.   In particular concern was expressed about the glazed panels on the porch and rear elevation appearing as striking in the landscape and drawing attention to the height and massing of the block.  It was felt that “… the proposed glazing would be critical to the visual impact of the development …”.  The current scheme clearly addresses this by providing a rear gable facing towards the river  which is predominantly of stone construction with limited glazing at first floor and similarly on the front gable facing towards residential properties on The Spinney.  The scheme does provide for a glazed cart door opening facing towards the parking area but this is recessed approximately 3.5m between catslide outshoots to either side.  This would limit the long range visual impact of the glazing and I consider addresses the concerns of the Inspector.

Aside from the significant reduction in glazing the revised scheme has lowered the overall height of the building to that which was previously approved under the reserved matters    submission.  The applicant has provided a plan that clearly shows the gable end profile of that now proposed set against the reserved matters approval and dismissed appeal.  It is evident from these that the massing is significantly reduced from that of the appeal scheme and thus in terms of overall scale of the development I am again satisfied that the detailed observations of the Planning Inspector have been addressed. 

In terms of the potential impact of the development on surrounding residential amenity, I consider the detailed observations of the Planning Inspector into 3/06/0244/P of particular relevance as follows:

· Proposed parking provision should suffice for workers and visitors.

· The proposed development would in my view be unlikely to cause unacceptable on street parking or congestion in the area.

· Use of the access by office users, even in peak hours, would be unlikely to obstruct or inconvenience nearby occupiers to an unacceptable degree.  Since the houses at The Spinney are all back from the access, I also take the view that traffic from the site would be unlikely to cause intolerable noise, or put children at unacceptable risk.

· I conclude that the proposed development would be unlikely to endanger, disturb or inconvenience local residents.  It would cause no unacceptable harm to their living conditions and in that respect it would conform with Local Plan Policies G1 and EMP10.

This development proposes the same number of parking spaces and a building set in the same location as was considered under 3/06/0244/P.  I remain of the opinion that the development should not have a significant effect on nearby residential amenity.

Committee will be aware of the history of this site and extensive reports that have been drafted to counter concerns over flooding, the presence of the trans-Pennine ethylene pipeline, light pollution, number of parking spaces and landscaping.  Members are referred to the report presented to them on 14 September 2006 in relation to 3/06/0244/P which addressed these issues in detail.  These factors have again been considered and the conclusion reached that the scheme would not cause significant detriment to highway safety, visual or residential amenity.  The principle of office development and issues surrounding potential for flooding has already been established through previous appeals.  Thus the scheme should be given favourable consideration.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The premises shall be used for offices and for no other purpose (including any other purpose within Class B1 of the schedule to the Town and Country Planning (Use Classes) Order 1987 or in any provision equivalent to that class in any statutory instrument revoking or re-enacting that Order with or without modification. 


REASON:  The permission granted is for a specific use, and it is considered that other uses within the same Use Class may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Details of any external lighting shall be submitted to and approved in writing by the Local Planning Authority before the development hereby permitted commences and the building is occupied.  Development shall be carried out in accordance with the approved details.


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

3.
The site access, car parking and turning areas shall be surfaced or paved in accordance with a scheme to be approved in writing by the Local Planning Authority and there must be no excavations, soil stripping or site grading within the root zone areas.  Therefore, construction of such areas must be above the existing ground level using three components:  a geogrid, an aggregate sub-base and fine gravel.  The car parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan and made available for use prior to first occupation of the building.  The parking and turning areas shall be retained as such thereafter and used for no other purpose.  


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.
Precise specifications or samples of walling, glazing 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. 

5.
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.

6.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through trapped gullies with an overall capacity compatible with the site being drained.


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

7.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


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


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


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


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

8.
Prior to commencement of development a gateway design to the car park shall be submitted to and agreed in writing by the Local Planning Authority and implemented to their satisfaction.


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

9.
Within six months of first occupation of the building, a full travel plan with enforceable aims, targets and penalties for non achievement shall be submitted to and agreed in writing by the Local Planning Authority in consultation with the Highway Authority.


REASON:  To reduce the dependency on the private car and encourage other modes of travel in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

10.
This proposal shall be implemented in accordance with the design and access statement which confirms that the finished slab level of the building shall be 66.5m above AOD as outlined within the submitted Flood Risk Assessment. 


REASON:  For the avoidance of doubt since the proposal was the subject of further clarification in respect of potential flood risk in accordance with Policy G7 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The watercourse adjoining the site is designated a main river and is therefore subject to land drainage by-laws.  In particular no trees or shrubs may be planted, no fences, buildings, pipelines or any other structure erected within 8m of the top of any bank, retaining wall of the watercourse without prior consent.  Full details of such works together with details of any proposed new surface water outfalls which should be constructed entirely within the bank profile must be submitted to the Environment Agency for consideration.  

2.
Due to the proximity of the development to the trans-Pennine ethylene pipeline the developer is advised to contact Huntsman Petro Chemicals (UK) Limited on 01928 512677 on setting up on site.  An inspector will then visit and ensure any precautions required during construction are agreed. 

3.
The applicant’s attention is drawn to the response of the Environment Agency dated 23 March 2007 which recommends the use of SUDs on developments as identified in previous correspondence made in relation to 3/2006/0244/P dated 22 August 2006 and 13 September 2006.

APPLICATION NO:
3/2007/0208/P
 (GRID REF: SD 377480 449506)

PROPOSED single storey rear kitchen and utility room extension and the installation of an underground oil storage tank in the yard and associated works at 3 Brookside, Holden, Bolton-by-Bowland
	PARISH COUNCIL:
	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council – No comments or observations received before the time of the reports submission.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from the adjacent neighbours at no. 1 & 2 Brookside. The following points of objection have been raised:

· The plans do not conform with the agreement discussed between parties as the party wall is being demolished,

	
	· The demolition of the party wall would involve considerable intrusion, dirt and inconvenience and possibly damage by builders using their yard which has only been re-laid recently, and 

· Due to the proposed extension being right on the boundary, there will be a significant loss of light to the rear yard and the kitchen.


Proposal

To erect a single storey extension to the rear of the property in order to create an larger kitchen area, new W. C. and a new utility room. The application also seeks approval for the installation of an underground oil storage tank in the yard and associated works.

Site Location

Located off Holden Lane, within the settlement boundary of Holden and within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue with this application relates to the possible affect the proposed single storey rear extension may have on the residential amenity of the adjoining neighbours. The letter of objection received outlines two main points of objection against this proposal, one that it will cause a significant loss of light to their property, and the other raising concerns regarding the loss of the boundary/party wall.  Following a visit to the site, it was noted that the windows on the rear elevation of the adjoining dwellings most affected by the proposed extension, were for kitchen windows. I have assessed the impact in relation to BRE guidelines.  It is considered that the proposal will cause no significant loss of light to the adjacent dwellings or to the rear yard area, or be of significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwellings.

With regards to the neighbours concerns regarding the loss of the party wall, this is a civil matter and therefore not a material planning consideration.

Therefore considering the above points, and that the proposal is in accordance with the relevant planning policies, 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 building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


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

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


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

3.
No development approved by this permission shall be commenced until details of the new underground oil storage tank have been approved by the Local Planning Authority.  The work should be constructed and completed in accordance with the approved plans.


REASON:  To prevent discharge of contaminated drainage or accidental spillages to underground strata or surface waters in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTES

1.
Underground storage tanks and associated pipe work containing substances included in List 1 of the EC Groundwater Directive (80/68/EEC) should be of double skinned construction and be provided with intermediate leak detection equipment.

2.
Any facilities for the storage of oils should be sited on an impervious base and surrounded by impervious bund walls.  The volume of the bunded compound should be at least equivalent to the capacity of the tank plus 10%.  All filling points, vents, gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund.

APPLICATION NO:
3/2007/0214/P
(GRID REF: SD 6419 3119)

PROPOSED CONSERVATORY TO SIDE OF HOUSE AND GARAGE AND NEW DRIVEWAY AT 6 THE WILLOWS, MELLOR BROOK

	PARISH COUNCIL:
	Objects to the proposals as they believe they are not in character with the Willows estate and the development is considered intrusive to neighbours. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.


Proposal

This planning application details a conservatory extension linking the house and detached garage and secondly, to construct a new driveway, block up the existing garage doors and insert new garage doors on the road facing side of the garage.  

Site Location

The property is situated on The Willows, which is a relatively recent development of detached stone dwellings within the settlement boundary of Mellor Brook.

Relevant History

3/98/0621/P – Substitution of house types on residential development of 9, four bedroom houses.  Approved with conditions 5 November 1998.

3/98/0096/P – Residential development of 9 detached four bedroom houses including roads, garages and landscaping.  Approved with conditions 21 May 1998.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are those raised by the Parish Council: the impact on the neighbouring properties and the impact on the appearance of the area.  In addition, highway safety should also be considered.

The Parish Council is concerned about the impact that the new driveway will have on the neighbouring properties on the other side of the road.  The creation of this driveway and relocating the garage doors on the west elevation of the garage would not, in my opinion, lead to loss of residential amenity to an extent that warrants a refusal of the application.  I am also mindful that this new driveway entrance would not have required planning permission had permitted development rights not been withdrawn from this development.  In terms of loss of privacy from the conservatory, there is fencing on the rear boundary with No 7 The willows.  The neighbours on the opposite side of the road would not be overlooked from the proposed conservatory due to the road facing elevation consisting of a 1.7m high stone wall. 

In my opinion neither the new garage door openings nor the proposed conservatory would have an unacceptable visual impact on the character of this estate.  Other properties on the cul-de-sac have conservatory extensions, albeit at the rear, and the proposed conservatory would be set back from the garage, which means that the extension would not be prominent in the street scene.  Provided matching stone walls are used in construction, I consider that the conservatory will assimilate well into the street scene.

Turning to highway safety, it is considered that there is adequate manoeuvring space in front of the garage and, as the garage entrance is set a minimum of 4.5m from the road, sight lines are considered adequate.  

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

INFORMATION / DECISION
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