RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 26 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:

	3/2007/0012/P
	Two storey extension providing kitchen and bedroom 
	5 Brookfield

Mellor

	3/2007/0057/P
	Dormer extension on roof to accommodate new lift shaft 
	Clitheroe Health Centre

Railway View Road

Clitheroe 

	3/2007/0074/P
	Replacement of existing garage with larger modern equivalent to similar design
	Hillside, West Bradford 

Road, Clitheroe 

	3/2007/0075/P
	Alterations to front shop including alterations to window
	2 Swan Courtyard

Clitheroe 

	3/2007/0077/P
	Proposed smoking shelter in beer garden to rear of public house 
	The Rose & Crown

Castle Street, Clitheroe

	3/2007/0078/P

	Erection of proposed smoking shelter to comply with forthcoming legislation. Slated roof to match existing, timber clad steel construction (LBC) 
	The Rose & Crown

Castle Street

Clitheroe

	3/2007/0080/P
	Installation of two velux roof lights to match existing
	Lower Smithy Fold Barn

Twiston

	3/2007/0087/P
	Two storey extension to form living, kitchen and master bedroom 
	The Elms, Alston Lane

Longridge

	3/2007/0092/P
	Two Storey Extension to the Rear of the Property 
	77 Whalley Road

Sabden

	3/2007/0095/P
	Removal of an existing detached garage and rebuild of a double detached garage and garden playroom 
	14 Clayton Court

Longridge

	3/2007/0099/P
	Replacement of existing garage and porch with new structures 
	Braemar, Bryerscroft

Wilpshire

	3/2007/0103/P
	Retrospective application for a conservatory to rear of property  
	4 The Willows, Mellor Brook

Blackburn

	3/2007/0104/P
	Alterations to front shop including alterations to window
	2 Swan Courtyard

Clitheroe 

	3/2007/0109/P
	Double garage with office/shower room and conversion of existing garage/utility to playroom/utility 
	Belle Vue Lane

Waddington

	
	
	

	3/2007/0111/P
	Two storey side extension, rear porch extension 
	33 Bleasdale Avenue

Clitheroe

	3/2007/0112/P
	Single storey extension to rear of property in place of part of the existing conservatory
	Pendle View, Primrose Hill

Mellor

	3/2007/0115/P
	Minor amendments to dwelling previously approved under reference 3/2005/0315/P together with relocation of garage with pitched roof at land adjacent
	Ribble View

Brockhall Village

Langho

	3/2007/0116/P
	Replacement conservatory 
	14 Stubbins Lane, Sabden

	3/2007/0117/P
	Extending length of existing garage and changing roof from flat to pitch 
	12 Isle of Man, Ramsgreave

Blackburn

	3/2007/0119/P
	Construction of underpinning to the north west section, circa 1950’s extension.  Work undertaken in order to counter poor ground conditions and to minimise impact of resulting damage to existing building fabric.  This should be considered alongside previous listed building application 3/2006/0496/P and 3/2006/0497/P
	Sands Cottage

The Sands

Whalley

	3/2007/0122/P
	Two storey extension 
	4 Stubbins Lane, Sabden

	3/2007/0126/P
	Erection of ceremonial gazebo and fountain pavilion 
	Ferrari’s Country House Hotel, Chipping Lane, Thornley-with-Wheatley

	3/2007/0127/P
	Conservatory to side (north) elevation 
	19 Haugh Avenue

Simonstone

	3/2007/0129/P
	Retrospective application for change of use of redundant agricultural buildings to caravan storage not involving any alterations
	Acre Hill Farm

Lane Ends

Clitheroe

	3/2007/0131/P
	Erection of phase 4 of an agricultural building to house free range poultry 
	Hougher Fall Farm

Dutton

	3/2007/0132/P
	Erection of phase 1 of an agricultural building to house free range poultry
	Hougher Fall Farm

Dutton

	3/2007/0133/P
	Erection of phase 2 of an agricultural building to house free range poultry
	Hougher Fall Farm

Dutton

	3/2007/0134/P
	Erection of phase 3 of an agricultural building to house free range poultry
	Hougher Fall Farm

Dutton

	3/2007/0137/P
	Garden room extension to rear/east elevation
	15 Pinder Close

Waddington

	3/2007/0138/P
	Conservatory to rear of property
	93A Salthill Road

Clitheroe

	3/2007/0139/P
	Retrospective application for the erection of a cedar greenhouse 
	1 The Barn Owl

Chipping Road

Chaigley

	3/2007/0140/P
	Erection of octagonal summer house in rear garden 
	Chipping Post Office

Talbot Street, Chipping



	3/2007/0145/P
	Community park for Gisburn and surrounding area comprising 3 areas for children aged 2-5, 6-10, and 11 plus to be screened from the road by trees/shrubs with the play equipment to include sports area and cycle track
	Field off Burnley Road

adjacent to 

Gisburn Festival Hall

Gisburn



	3/2007/0148/P
	Proposed extension (20 sq. m.) to form meeting room including new entrance porch and relocation of existing bin store
	St Mary’s R. C. School

Watt Street

Sabden for the 

Board of Government

	3/2007/0150/P
	Insertion of 4 velux roof lights to detached garage and 1 roof flight to house
	The Old Stables

Brook House Farm

Mitton Road, Whalley

	3/2007/0154/P
	Proposed Conservatory to rear elevation
	65 Riverside, Clitheroe

	3/2007/0156/P
	Erection of a Conservatory at the rear of the property 
	1 Meadow View

Clitheroe

	3/2007/0158/P
	Erection of 3 No. stables 
	Land adjoining Moor View

Showley Road

Clayton-le-Dale

	3/2007/0161/P
	Erection of disabled toilet facilities including disabled access ramp
	The Showground

Longridge Road, Chipping

	3/2007/0163/P
	Conservatory to rear
	28 Elswick Gardens, Mellor 

	3/2007/0166/P
	PVCu Conservatory to the rear patio area of the property
	1 Meadowlands, Low Moor

Clitheroe

	3/2007/0168/P
	Remove the existing utility room and large conservatory. Replace with sun lounge extension 
	11 Windermere Avenue

Clitheroe

	3/2007/0169/P
	Conservatory to rear of property 
	95 Kemple View, Clitheroe

	3/2007/0170/P
	First floor extension and dormers
	145 Whalley Road, Langho

	3/2007/0171/P
	Retailer name change on existing signs 
	Perrys, Edisford Road

Clitheroe

	3/2007/0173/P
	Proposed single storey extension to dining room
	33 Langshaw Drive

Clitheroe

	3/2007/0177/P
	Rear second storey bathroom extension 
	3 De Lacy Street

Clitheroe 

	3/2007/0179/P
	Sun Lounge to rear elevation 
	1 Langho Woods, Langho

	3/2007/0180/P
	Conservatory 
	63 Hillcrest Road, Langho

	3/2007/0181/P
	Change of use from retail to office use 
	Unit 1 Shawbridge Saw Mill

Taylor Street, Clitheroe

	3/2007/0183/P
	Demolition of existing conservatory and erection of single storey replacement sun lounge
	4 Hazel Grove

Longridge

	3/2007/0196/P
	Single storey extension to front and side of property and detached garage
	Greygarth

Lambing Clough Lane

Hurst Green

	3/2007/0197/P
	Conservatory to rear of property
	7 Station Close

Wilpshire

	3/2007/0213/P
	Housing to external fire escape for previously approved new classroom and dormitory extension
	Moorland School

Ribblesdale Avenue

Clitheroe

	3/2007/0218/P
	Conservatory to side of house
	2 Shropshire Drive

Wilpshire

	3/2007/0226/P
	Amendment to planning consent 3/2006/0203/P; change of corner window to replace with a corner pillar and windows to side and rear aspect as shown in revised plan (Re-submission)
	Spinney Fold

Green Moor Lane

Knowle Green

Ribchester

	3/2007/0231/P
	Proposed single storey side and rear extension to form additional study, shower and utility room
	79 Chaigley Road

Longridge

	3/2007/0237/P
	First floor extension incorporating 2No bedrooms
	The Coach House

Clitheroe Road

West Bradford

	3/2007/0240/P
	Single storey rear extension 
	78 Mitton Road, Whalley

	3/2007/0243/P
	Proposed single storey lean-to rear disabled toilet extension 
	36 Inglewhite Road

Longridge


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2006/0848/P
	Conversion of garage attached to the old vicarage and addition of conservatory for extra living space.  Two storey extension to coach house to provide extra living space
	The Old Vicarage

Shire Lane

Hurst Green
	The proposed extension would dominate and domesticate the coach house. The proposed conservatory would dominate the historic facade. Policies ENV19, ENV20 and JLSP 21.



	3/2006/0911/P
	Conversion of garage attached to the old vicarage and addition of conservatory for extra living space.  Two storey extension to coach house to provide extra living space
	The Old Vicarage

Shire Lane

Hurst Green
	The proposed extension would dominate and domesticate the coach house. The proposed conservatory would dominate the historic facade. Policies ENV19, ENV20 and JLSP 21.



	3/2007/0088/P


	Erection of open fronted field barn 12.2m x 3m. Construction to be concrete block base level with timber construction. Clad with treated feather edge boards and box section corrugated roof. Re-submission of 3/2006/0426 at field no 6320
	Forest Becks

Settle Road

Bolton-by-Bowland
	The proposal would be contrary to policies G1, ENV1, and Policy SPG – Agricultural Buildings and Roads of the Ribble Valley Districtwide Local Plan as the proposal has insignificant agricultural justification and would cause unnecessary development within the AONB.



	3/2007/0098/P
	Lean-to roof over lower section of shop
	11-13 King Street

Clitheroe
	Policies G1 and ENV16 – adverse visual impact on character and appearance of building and conservation area.



	3/2007/0100/P
	Single storey glazed link and first floor en-suite bathroom extension, new entrance canopy
	The Barn

Chapel Lane

Old Langho
	G1, ENV3, H17 & H18 – unsympathetic additions to detriment of character of the building and wider visual amenity.



	3/2007/0107/P
	Replace existing UPVC door and white UPVC double glazed windows (with leaded diamonds) with an Oak door and wood effect UPVC double glazed windows (with wood grain finish) 
	18 Church Street

Ribchester
	The proposal would be harmful to the character and setting of the listed building because of the modern and alien appearance of the windows.



	3/2007/0143/P

continued…\

continuation…\
	Erection of retractable awning to create smoking solution to the side of 
	Swan And Royal Hotel

Castle Street

Clitheroe
	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area.  This is contrary to Policies ENV19, ENV20 and ENV16 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



	3/2007/0146/P
	Alteration to the existing sash windows to the rear of the property. Existing first floor windows to be replaced with louvre panels to allow ventilation of the proposed new plant room 
	Natwest Bank

York Street

Clitheroe
	Policies G1 and ENV16 – adverse visual impact on character and appearance of building and conservation area. 



	3/2007/0149/P
	Carport with bedroom extension at first floor level 
	The Coach House

39a Clitheroe Road

Whalley
	G1, ENV3, H10, SPG Extensions and Alterations to Dwellings - over dominant extension to the detriment of visual amenity.



	3/2007/0162/P
	Construction of partial perimeter wall 
	Hawkside

Longsight Road

Clayton-le-Dale
	The proposal by virtue of its design, materials, scale and position in the street scene is considered contrary to Policies G1 and ENV3 of the Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance ‘Alterations and Extensions to Dwellings’. It would result in an incongruous, modern and alien feature in the rural street scene to the detriment of the visual amenity of the open countryside and the street scene.


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2007/0128/P
	Application for a Certificate of Lawfulness for the existing use of a granny annex known as Valley Cottage as a separate dwelling
	Valley Cottage

Back Lane

Grindleton


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0125/P
	Mixed use development comprising commercial live/work and residential units
	Barrow Brook

Barrow


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
	_
	APPEAL DISMISSED 22.3.07

	3/2006/0373

D
	31.10.06
	Mr & Mrs T Ball

Detached granny annex in rear garden

Seven Acre Cottage

Forty Acre Lane

Longridge
	WR
	_
	APPEAL ALLOWED 4.4.07



	3/2006/0575

D
	7.11.06
	Mr P Street

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

1 Accrington Road

Whalley
	WR
	_
	APPEAL ALLOWED 28.3.07

	3/2006/0629

D
	8.11.06
	Mr & Mrs T Knowles

Porch extension

Green House Barn

Commons Lane

Balderstone
	WR
	_
	APPEAL ALLOWED 23.3.07

	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
	_
	APPEAL DISMISSED 22.3.07

	3/2006/0254

D
	13.11.06
	Mr Keighley

Single detached two-bedroom bungalow

Land adjacent to

4 Chapel Hill

Longridge
	WR
	_
	APPEAL DISMISSED 27.3.07

	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
	_
	APPEAL DISMISSED 28.3.07

	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
	_
	Site visit 9.30am, 30.4.07



	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
	_
	Site visit 11am, 30.4.07



	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 sent 23.3.07

Statement to be sent by 24.4.07

Awaiting site visit

	3/2006/0992

D
	28.3.07
	Little Town Dairy

Additional signs erected onto existing posts, one on the east side of Chipping Road, one on the east side of Longridge Road

Little Town Farm

Chipping Road

Thornley
	WR
	-
	Notification letter sent 29.3.07

Statement to be sent by 17.4.07




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: 3/2007/0005/P
(GRID REF: SD 7939 4549)

PROPOSED REPLACEMENT DWELLING AT DENISFIELD HOUSE, RIMINGTON LANE, RIMINGTON

	PARISH COUNCIL:
	Has submitted a lengthy letter of objection to this application, which is available for inspection by Members.  The Parish Council’s grounds of objection are summarised as follows:



	
	1.
	An application to rebuild the saved front etc of Sandown Hall in Macclesfield Borough was refused by the Council and the subsequent appeal was dismissed in November 2004.  The Appeal Inspector commented that the Greek Revival style of the building and its Liverpool origins had no direct affinity to Macclesfield Borough or Nether Alderly in particular.  The Parish Council considers the same comments to be applicable to Ribble Valley and Rimington in particular.  



	
	2.
	The building is not appropriate to the character of the area as it involves the replacement of a traditional Lancashire style long farmhouse with an alien Liverpuddlian version of a Greek Revival style mansion.  The sandstone is also likely to be red sandstone which differs from the millstone grit sandstone characteristically used in the Ribble Valley.   



	
	3.
	Permission has been granted for a scheme of extensions and alterations to Denisfield House which the applicant now says (in the supporting statement with this application) would leave the dwelling poorly planned, and that achieving an entirely satisfactory outcome by remodelling would be difficult, if not impossible.  The Parish Council believes, however, that there exists the possibility of designing a remodelling of the premises within the vernacular style that would deal with these conveniently perceived limitations of the earlier application. 

The supporting statement also says that, in its original setting, Sandown Hall was an individual house with gardens surrounded by open countryside, and that this has similarities to Denisfield.  The Parish Council says that this is misleading because, at Denisfield, the gardens are only at the rear with agricultural land between the dwelling and the road.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway observations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter of support for the application has been received from the Wavertree Society, a Civic Trust registered amenity society for the area in Liverpool in which Sandown Hall originally stood.  They strongly objective to the demolition of the former Listed Building, and were strongly represented at two public inquiries in 1996 and 1998.  They were disappointed when the Secretary of State allowed the demolition of the building, but were then pleased to hear that the sandstone blocks comprising the front façade had been purchased by a third party with the intention of being re-erected “somewhere in the north west”.  The Society says that, whilst they have no knowledge of the locality, and cannot therefore judge how well the building would fit into its surroundings, they express support in principle for the proposal.  They feel that the new structure will serve a useful function, not only as an attractive home but also as a permanent reminder of what Wavertree has lost.  


Proposal

The existing Denisfield House is a detached house of stone construction with a slate roof.  It has been previously extended, including a swimming pool within a flat roofed single storey extension.  In 1995, planning permission was granted for a scheme of substantial extensions to the property including pitched roofed two storey extensions at the rear and the construction of a pitched roofed first floor extension over the swimming pool (3/2005/0782/P).  No works have been carried out in respect of that planning permission.  

Permission is now sought for the demolition of the dwelling and its replacement with a new house which is to incorporate the reconstructed façade of the former Listed Building, Sandown Hall. The replacement dwelling would be similar in size and height to the dwelling which would result if the extant permission 3/2005/0782/P were to be implemented.  It would, however, be in a slightly amended position further to the north east, but still partly overlapping the position of the existing building.  The proposed dwelling would comprise a central, two storey section containing the majority of the living accommodation on the ground floor, with six bedrooms (five with en-suite facilities) and a bathroom at first floor level.  To the west side, and projecting to the rear, would be a swimming pool within a single storey pitched roofed section of the building;  and on the east side the majority of a proposed large kitchen would be within a single storey pitched roofed projection.  

The external materials would be sandstone (partly comprising the reclaimed front elevation of Sandown Hall) and a natural slate roof.  I am advised that the sandstone is more red in colour than that typically found in the Ribble Valley, but that it has been painted over and has faded, and will look more pale when the paint is removed.  

A detached garage which formed part of the application as originally submitted has been deleted from the scheme pending investigations concerning the precise route of a public footpath which crosses the site.  As amended, the proposal has no implications for the public footpath, which will continue to cross part of the residential curtilage of the site, as it does at present.  

Site Location

Denisfield House is in an isolated location within the open countryside on the north side of Rimington Lane to the west of the village of Rimington.  The dwelling and its curtilage is at the northern end of an approximately 100m long access driveway.  The land on both sides of the driveway (ie between the curtilage and the road), is agricultural land which will remain unaffected by the application.  

The northern (rear) site boundary is very well screened by existing trees and hedges.  There is also existing tree screening to the front of the existing dwelling.  

There are no other dwellings in the immediate vicinity of the site.

Relevant History

3/2005/0782/P – Extensions and alterations to dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

This application seeks planning permission for the demolition and replacement of an existing dwelling in an isolated location within the open countryside.  As such, it falls to be considered against the general development control, visual amenity requirements of Policies G1 and ENV3 of the Local Plan, and the specific requirements of Policy H14.  This latter policy says that applications such as this will be permitted subject to the following criteria:

1.
The residential use of the property should not have been abandoned.

2.
The creation of any extra curtilage will be assessed in relation to Policy H12.

3.
The impact on the landscape will be assessed in relation to that of a new dwelling.  As such very careful consideration to design and use of materials must be made.  In addition, excessive increase in the size of the property will not be permitted.

With regards to the first of these criteria.  Although the dwelling is presently not occupied, its residential use has clearly not been abandoned.  In relation to the second criteria, the application site as defined on the submitted plans includes the driveway, and what I consider to be the established residential curtilage of the property.  A letter from the previous owners of the property has been submitted by the applicant’s agent.  The writers of the letter state that they owned the property between 1987 and 2005, and that the whole of the land covered by this application was used by them as formal gardens which had been laid out by a previous owner.  I am satisfied that the proposal does not involve any extension of the existing established residential curtilage.  

The main consideration, however, relates to the third criteria of Policy H14, and the associated visual amenity requirements of Policies G1 and ENV3.  

The proposed replacement dwelling is similar in size to the existing dwelling (if the extant planning permission were to be implemented).  Its two storey element, however, is more compact than the existing long and narrow property.  The projecting single storey elements have been designed with pitched roofs behind parapet walls.  When viewed from the front, the parapet walls have the appearance of the walls of a walled garden, such that the single storey parts of the building have virtually no effect upon the local landscape.  The amended position of the building is also such that the new dwelling will be more effectively screened by the trees at the front of the site than the existing building.  Overall, when looking purely at its size and precise siting, I consider that the proposed dwelling would, if anything, have slightly less of an impact on the local landscape than the existing building.  

This leaves the final, and main, issue of the precise design of the dwelling and the fact that it will incorporate the rebuilt façade of the former Listed Building which originally stood in the Wavertree district of Liverpool.  The Parish Council objects to this aspect of the application and refers to an appeal which was dismissed for the reconstruction of Sandown Hall in Macclesfield Borough in Cheshire.  

I have studied the Appeal Decision letter, and would comment that the main issues considered by the Inspector were as follows:

· whether there were very special circumstances to justify development in the Green Belt;

· the impact on the openness of the Green Belt;

· the impact of the proposed dwelling on the supply of housing in the Borough.

None of these issues are relevant in this current application, as the proposal relates to a replacement dwelling and does not constitute development on a Greenfield site within the Green Belt.  

Furthermore, despite the fact that there was a major issue of principle against the development (ie the need to justify development in the Green Belt), the Inspector nevertheless concluded that “In many respects, I consider the appeal application to be finely balanced.  It would bring back to life a building of acknowledged architectural and historic importance, and as such, might well accord with the spirit of the Local Plan Policy BE1.  Nevertheless, for the above reasons I conclude that there are no very special circumstances as to the rebuilding of Sandown Hall within the Green Belt.  Such a development would be harmful to the openness of the Green Belt and contrary to the Council’s objective of restricting the supply of housing within Macclesfield Borough”.

In my opinion, it appears from the decision letter, that the appeal would more than likely have been allowed if the issue of development in the Green Belt had not been considered by the Inspector to be of overriding importance.

In a letter of response to the Parish Council’s objections, the applicant’s agent makes the same comments about the Macclesfield appeal decision as those made above, and also makes a number of additional comments, the main ones of which are as follows:

· The reconstruction of Sandown Hall is unlikely to take place unless the proposal is considered to be economic.  The creation of a new house utilising the original components will, inevitably, involve higher costs than is normal for a residential development, and require a building not only of high relative costs per square metre but also of a sufficiently substantial scale.  It is clear that such a proposal in the area of Liverpool where the building originally stood is not, in current market conditions, likely to result in a completed development of sufficient value to justify the investment. 

· We note the comments that Sandown Hall was not constructed of stone indigenous to the Ribble Valley, but our view is that the proposed replacement dwelling is detached, relatively isolated and reasonably well screened, there being no immediate relationship between the building and any nearby buildings which are constructed in local stone.  The precise colour and texture of stone is therefore not of any great significance whereas the acknowledged quality of the design of the original building is of considerably greater significance.  

· It is our view that the proposed replacement dwelling based on bringing back to life a building of acknowledged architectural and historic importance would result in an environmental improvement in terms of the impact of the development on its surrounding landscape.  

· It is difficult to reconcile the existing dwelling with the Parish Council’s description as “a traditional style Lancashire long farmhouse” the existing dwelling has been the subject of substantial alterations with poorly designed flat roofed extensions and other alterations including the insertion of badly proportioned plastic windows and sliding patio doors.  The external appearance and internal planning of the dwelling now bear little resemblance to a traditional building in the local vernacular. 

I concur with the agent’s comments and I consider, for reasons explained in the report, that the proposed dwelling will not have an unduly detrimental effect on the local landscape, and, as such, would comply with Policies G1, ENV3 and H14 of the Local Plan.  

A survey of the existing building has been carried out in respect of its possible occupation by bats and barn owls, and a report of its findings submitted with the application.  This concludes that opportunities for barn owls to occupy the property do not exist.  With regard to bats, opportunities for use do exist, but no actual evidence of occupation was found.  It is therefore recommended that, prior to demolition, two nocturnal surveys be carried out during the breeding season (May to August) and, if a roost is found to be present, then a licence to carry out the demolition will be required from Natural England. This matter will be covered by an appropriate condition in the event of planning permission being granted.  

SUMMARY OF REASONS FOR APPROVAL

The proposed replacement building will not have any seriously detrimental effects on the appearance of the locality.

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 5 April 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 Policies G1, ENV3 and H14 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 Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

4.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 24 January 2007.


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

APPLICATION NO: 3/2007/0037/P
(GRID REF: SD 7431 4189)

PROPOSED EXPANSION OF EXTERNAL SEATING AREA INTO YARD AND CHANGE OF USE OF GARAGE TO FORM BEER/GENERAL STORE RETROSPECTIVE, AT SO BAR, KING STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	It would seem that it is no longer possible to access the garage by car and therefore the garage as such is useless.  In this town centre location I have no objection to the proposed additional storage area, which should reduce the frequency of on-street servicing.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received to the development which can be summarised as follows:



	
	1.
	Expansion of the external seating area will result in an increase in the noise disturbance of local residents and businesses.



	
	2.
	Any further development would create more problems regarding the unloading of vehicles.



	
	3.
	The business has not been up and running long enough to ascertain how well the various conditions that have been set by the Planning Department and Licensing Committee have been adhered to.



	
	4.
	It will mean people sitting outside late at night, less than 20m from a neighbouring bedroom, causing noise disturbance.



	
	5.
	Without any notification or opportunity to object further external development was allowed to proceed that has resulted in increased noise disturbance and inconvenience.



	
	6.
	There is nothing within the planning application to address the problem of noise disturbance from the external seating areas.



	
	7.
	The owners have lapsed in the management of the premises in accordance with the licensing conditions.


Proposal

Retrospective consent is sought for the use of a garage as a general store, the use of an area under a balcony as an external seating area as well as use of an open area measuring approximately 2.8m x 10m as additional external seating.  The original plans incorporated a new entrance foyer but this has subsequently been deleted from the scheme.

Site Location

The site is to the rear of the post office which fronts onto King Street within the Conservation Area of Clitheroe.

Relevant History

3/06/004/P – Conversion of former sorting office to form wine bar and extension.  Resubmission approved with conditions 9 March 2006.

3/05/0592/P – Proposed conversion of former sorting office to form wine bar and extensions.  Approved with conditions 5 October 2005. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The key issue for consideration in the determination of this application is whether extending the outside seating area would have a significantly detrimental impact on nearby residential amenity.  The premises currently have outside seating on a balcony area and it is conditioned on planning approval 3/06/0004/P that use of this area by customers is restricted to the hours 0800 to 2300 hours.  It is apparent from comments made by one of the objectors that the unauthorised expansion of the external seating areas took place in July of last year.  It is these works that are sought retrospective consent for here.  According to environmental health records, there have only been two noise complaints made throughout this period – the first in July 2006 relating to England’s final world cup fixture and the second in January 2007 relating to a private function at which music was played beyond the normal hours.  On this basis they are unable to substantiate an objectors report of regular noise nuisance from the premises.  Indeed they anticipate that the existing licensed premise controls should be sufficient to control noise nuisance.  However they have recommended that for consistency the same hours restriction for use placed on the ground floor seating area as the balcony, which is one hour less than the overall premises, which is restricted to the hours between 0800 and 2400 hours.  Therefore whilst acknowledging concerns expressed regarding potential noise disturbance, there is no substantive evidence to indicate that the increased outside seating areas have proved significantly detrimental to amenity throughout their unauthorised period of use.  As regards problems associated with the management of the premises in accordance with the premises licence restrictions, this is a matter for Environmental Health and not Planning Committee.

Therefore having carefully considered the above I am of the opinion that 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.

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 10 April 2007 which confirm the deletion of the entrance foyer from the scheme and provide accurate plans of works undertaken to date on site.


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

2.
The use of the external seating area and seating area under the balcony overhang shall be restricted to the hours between 0800 and 2300 hours.


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

APPLICATION NO:
3/2007/0082/P
(GRID REF: SD 6397 3128)

PROPOSED TWO STOREY SIDE AND SINGLE STOREY REAR EXTENSIONS AT 22 FEILDENS FARM LANE, MELLOR BROOK, BLACKBURN 

	PARISH COUNCIL:
	No observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby residents, who raise the following issues:



	
	1.
	Adverse effect on character of area/visual impact.



	
	2.
	Over development.



	
	3.
	Loss of light/over shadowing to neighbouring properties.  The proposed extension would result in loss of light to a bedroom extension at No 23 Feildens Farm Lane, approved under planning reference 3/2007/0011/P.



	
	4.
	There will be no external access available from front to rear of property so all waste bins etc would need to be sited to the front.  



	
	5.
	Inadequate car parking for increased size of property.



	
	6.
	It was a condition of planning approval for this development that an element of affordable housing would be provided.  The proposed application for No 22 would render this property no longer affordable.  


Proposal

Planning permission is sought for a two storey side and a single storey rear extension to this property, which is an end terraced dwelling of relatively recent construction.

The proposed two storey extension would have maximum dimensions of approximately 7.6m x 3m x 7.2m to the ridge.  The ridge of the extension would be approximately 0.9m higher than the existing ridge line.  This extension would be flush with the existing frontage of the property.

At the rear of this proposed extension and at the rear of the existing dwelling a single storey extension is proposed.  This would have maximum dimensions of approximately 2.6m x 6.8m x 3.4m to the ridge.  

The front elevation of the two storey extension would be faced in stone to match the existing and the sides and rear would be render finished.  Concrete tiles are proposed to the roof to match existing.  

Site Location

The property is located at the end of the terraced row, which consists of three and two storey properties.  The remainder of this development consists of detached and semi detached houses and a block of flats.  

The development is situated off Myerscough Road, within the settlement boundary of Mellor Brook. 

Relevant History

3/2007/0011/P – Two storey extension at 23 Feildens Farm Lane.  Approved 28 February 2007.

3/97/0112/P – Residential development of 21 dwellings, reserved matters.  Approved with conditions 17 June 1997.

3/95/0472/P – Outline application for development of residential houses and 5 No flats as social housing, resubmission.  Approved with conditions 26 November 1996.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This property is subject to a Section 106 Agreement, which stipulates that this and some of the other dwellings on this development remain as social needs housing.  The proposal is to add a further two bedrooms to what is currently a small one bedroom property.  The new ground floor accommodation would comprise of kitchen, dining room, sunroom and study.  It is considered that allowing an extension of this nature would, in the long term, offer more variation in available house types on this development whilst maintaining a level of affordability.  For this reason, there is no objection in principle to an extension of this nature.  

It is also necessary, in determining the application, to consider the impact on visual and residential amenity.

No 23 Feildens Farm Lane, a detached property, recently obtained planning permission for a two storey extension, which, when built, will extend up to the boundary with the application site.  Should the application building be extended, as proposed, there would be virtually no gap between No 22 and No 23 Feildens Farm Lane.  The extension approved at the next door property would be set back approximately 3m from the proposed extension, thus providing a visual break and reducing terracing effect.  

The neighbour at No 23 is also concerned that a bedroom window in their approved extension would be over shadowed by the proposed extension at the application building.  Whilst there may be some loss of light in this direction and, indeed, the proposal would appear to fail the BRE 45o rule on loss of light, I do not believe that loss of light to the window in question would be significant as the proposed extension would be to the east of the neighbour’s bedroom window, which is to be south facing, and will therefore continue to receive ample light from that direction.   In addition, it is also debatable how much weight should be given to the effect on this bedroom window in the extension as it hasn’t yet been built.

The attached neighbouring property, No 21 Feildens Farm Lane, has a rear bay window within close proximity of the boundary and this would be affected by the proposed single storey extension.  The proposed single storey extension would comply with the BRE 45o rule in respect of the neighbour’s window mainly due to the fact that this extension would project only 2.6m to the rear.  

Whilst the two storey extension is higher to the ridge than the existing ridge line, in this case, I consider that this is acceptable as the row is not linear, the ridge lines of the properties are at difference levels (rising to three storeys at the centre of the row), and there is no uniform street scene on this development.  

In summary, the comments raised by the neighbours have been taken into account but, overall, the application is considered to be acceptable and 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.

APPLICATION NO:
3/2007/0085/P
(GRID REF: SD 383200 446552)

PROPOSED Change of Use from Caravan Site Curtilage to Residential Curtilage and Erection of Conservatory, Garaging Block and External Alterations at Little Todber, Burnley Road, Gisburn
	PARISH COUNCIL:
	Rimington & Middop Parish Council – The Parish Council had no objections to the originally submitted plans regarding the proposed additions and changes to the property, however they were concerned regarding the original site map and the changes in curtilage to residential. Since then a new site plan has been submitted and the description altered to include the proposed change in use of the land in question to bring it within the residential curtilage. No observations or comments from the Parish Council have been received in regards to the amended plans at the time of this reports submission.

	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

To application seeks to change the use of two sections of land (shown hatched on the site location plans) from being within the curtilage of the adjacent caravan site to being within the residential curtilage of the property. In addition the application also seeks approval for a conservatory extension, a garaging block and various alterations to the property in question.

Site Location

Dwelling located off Burnley Road, Gisburn, adjacent to the Todber Caravan Park on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1975/1309 – Demolition and replacement of one dwelling house – Granted Conditionally.

3/1975/0379 – Conversion of Existing Farmhouse and Barn into Private Dwelling – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main issues with regards to this application, including those raised by the Parish Council, are the change of use of the land to residential, the potential impact the proposed extension may have on the existing dwelling, the increase in floor area and any potential impact on the neighbouring site.

With regards to the change of use of the land (shown hatched on the site location plan) from caravan site curtilage to residential curtilage, Policy H12 states that ‘Curtilage extensions on sites wholly outside settlements will normally be refused. Curtilage extensions into open countryside change the nature of the landscape by the planting of ornamental plants, laying of lawns etc.’ This Policy relates more to changes from agricultural land to residential, however this case is different. The proposed change in curtilage is from a present use as caravan site land to residential. As such, it is considered that the change of the small sections of land from an otherwise commercial/leisure use to residential will cause no visual harm to the landscape, and in tidying up the areas of land in question, will actually improve the visual quality of the site, and as such complies with the relevant Policy.
With regards to the proposed extensions and alterations to the property and the erection of the detached garage building, the property in question whilst looking like a barn conversion, was actually approved in January 1978 as a replacement dwelling. As such, the proposals can be dealt with as normal extension as opposed to extensions to converted dwellings. Bearing this in mind, it is considered that the proposed changes in windows and the insertion of an open-glazed entrance to the side elevation actually improved the visual appearance of the property. With regards to the conservatory and the garage building, they have both been designed sympathetically to blend in with the existing building and providing matching materials are used, they will have no significant impact on the visual appearance of the property.

With regards to the increase in floor area, the existing floor area is approx. 386.44 sq. m. with the proposed increase being an additional 121.6 sq. m., which is a 31% increase in floor area. This is within the increase allowed by the SPG “Extensions and Alterations to Dwellings” guidance for properties within the open countryside.

As such, and considering the above points, the proposal will have no significant affect on the visual appearance of the property, the visual appearance of the site, the street scene or on the residential amenity of the adjacent neighbours, and as such it is recommended accordingly.
SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications 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”.

2.
The garage building and conservatory 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 ENV3 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

3.
The proposed garage/car port shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

4.
The proposed gates shown on the approved plan shall open away from the highway and shall be positioned a minimum of 5m back from the edge of the highway.


Reason: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.

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 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.

NOTES

1.
The granting of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath Six in the parish of Rimington & Middop runs through the site. 

APPLICATION NO:
3/2007/0106/P
(GRID REF: SD 7443 4193) 

PROPOSED EXTERNAL LIFT TO THE FIRST AND SECOND FLOORS OF BANK HOUSE, YORK STREET, CLITHEROE 

	PARISH COUNCIL:
	Welcomes the concern over need to deal with disabled access but questions the suitability of the design of the external lift.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	No representations received.


Proposal

This application seeks consent for an extension to the existing building with the creation of an external lift fronting towards the York Street elevation.  The proposal as amended measures 2m x 1.8m with a maximum height of 11.5m.  It is to be constructed predominantly of stone and would have a flat roof parapet detail on the top of the lift.  There are three windows on the side elevation.  

Site Location

The building is located in a prominent position within the Clitheroe Conservation Area and has a dual row frontage on to York Street and Wellgate.  The building is identified in the Clitheroe Conservation Area character appraisal as an important building of landscape significance.  

Relevant History

3/2007/0227/P – Change of use from offices to wine bar and café.  Not determined.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The proposal, although of modest proportions in size, would be seen as a reasonably prominent structure and an addition to the existing building.  The main issues to consider relate to improvement to provide disabled access and also the visual impact caused by the proposal.  

The original scheme incorporated a fully glazed structure which in my opinion would have been an incongruous feature to the existing building and would be detrimental to not only the street scene but to the character of the building.  The revised submission now incorporates predominantly stone with a stone parapet roof on the top floor.  I am satisfied that as the building is in a slight recess and subject to the stone matching the existing property, that it would no longer be seen as a visually discordant feature on the building.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on the building or the character of the area.

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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 27 March 2007.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interest of visual amenity and to comply with Policies G1 and ENV16 of the Districtwide Local Plan. 

APPLICATION NO: 3/2007/0195/P 


(GRID REF: SD 381275 445838)

PROPOSED three storey extension to side of property at Withydown, Back Stopper Lane, Rimington, Lancashire
	PARISH COUNCIL:
	Rimington & Middop Parish Council – The Parish Council have no objections to the concept of adding to the rest of the property in the way proposed, however they do object to the finish material. They do not think that painted render is suitable when the rest of the building is in natural stone.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No objections have been received.




Proposal

To erect a three-storey side extension to the property, which will create a new porch with utility room at ground floor level, an increased lounge area at first floor area and a larger bedroom and shower room at second storey level. Following the submission of amended plans, the proposed front and rear elevations of the extension will be faced in natural stone, with only the side elevation rendered.

Site Location

The dwelling in question is the end property within a converted Mill building, and is located within the village boundary of Stopper Lane, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).
Relevant History

3/1976/0641 – Conversion of Workshop to two dwellings – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H10 - Residential Extensions.

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

The application in question seeks a three-storey side extension to the existing property to create larger areas of living space within the existing property, whilst at the same time remaining subservient to the existing property. The building itself lies within the village boundary of Stopper Lane, and was converted approx 25-30 years ago from its previous use as a workshop to two residential properties.

The amended plans submitted now show the front and rear elevations of the property in natural stone, the rear elevation of the property being the most visible from Stoops Lane, with a rendered side elevation. As such, bearing in mind the:

· extension is set back from the front elevation of the building;

· building has white UPVC windows throughout; and

· materials to be used will match the existing dwelling,

the proposal is considered to be In keeping with the existing building and as such will have no detrimental impact on the character of the building.

Due to the location of the extension it will have no impact on the residential amenity of any surrounding neighbours.

Therefore considering the above points, it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The front and rear elevations of the proposed extension 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 within the open countryside.

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


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

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 28 March 2007.


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

APPLICATION NO: 3/2007/0206
                                          (GRID REF: SD372586 435978)
PROPOSED: Two storey and single storey rear extension at 19 Dale View, Billington
	PARISH COUNCIL:
	No objections.

	
	
	

	NEARBY RESIDENTS:
	1 letter of objection received from a neighbouring property. The objection details loss of light and privacy from the proposal. 


Proposal

The proposal is for a single storey extension projecting 3.6m and being 6.3m wide, with a two storey element above, projecting 3.6m and being 3.5m wide. The two storey extension is proposed to have a pitched roof with a gable end facing to the rear garden, being 6.5m high at the maximum point. The single storey extension is proposed to have a sloping roof, being 3.5m high at the maximum point. 

Site Location

The site is in a relatively new residential estate in Billington. 

Relevant History

None relevant to the property. 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues of concern with regards to this application are the impact on the neighbouring properties in terms of loss of privacy. 

The design and size is acceptable and there would be no detrimental impact caused to the existing house.

The issues of loss of light are minimal. After carrying out the BRE45° rule on both no. 18 and Nuestra Casa, the loss of light does not fail on both vertical and horizontal tests and therefore the loss of light would be negligible. 

The main issues are that two windows are proposed to be inserted into the side elevation of the existing house at first floor level to accommodate the third bedroom and at ground floor level. Currently the window to the third bedroom is on the rear elevation, but with the implementation of the rear extension a window must be created in the side elevation to allow light into the room. The ground floor window is proposed in the extension. 

Taking into account the first floor window, members must note that permitted development rights have not been removed from this property and therefore as the new window is in the existing house, it could be implemented without needing planning permission.  However, to reduce any impact of overlooking, a condition requiring obscure glazing in the first floor window shall be implemented.

The window in the ground floor side elevation of the extension would not cause serious overlooking issues. There is at least 17m between the extension and the objector’s house and as the window is at ground floor, I do not believe the impact would be enough to warrant a refusal.

Therefore, the issue of overlooking is not enough to warrant a refusal of this application on the grounds.

There is another window proposed in the existing dining room on the other side of the house, which again could cause some loss of privacy to the neighbouring property, but as it is in the existing house, again there it could be implemented without needing planning permission. 

For the reasons summarised above I recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The first floor window on the north facing elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

APPLICATION NO:
3/2007/0227/P
(GRID REF: SD 7443 4193)

PROPOSED CHANGE OF USE FROM OFFICES TO WINE BAR AND CAFÉ, WITH EXTENSIONS AND LIFT SHAFT AT NATWEST BANK, YORK STREET, CLITHEROE 

	TOWN COUNCIL:
	No observations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	

	COUNTY ARCHAEOLOGY:
	No archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received.  The objections are summarised as follows:



	
	1.
	Clitheroe is now saturated with café/café wine bars and this is making business thin on the ground.



	
	2.
	Noise and security issues for the Natwest Bank plc.



	
	3.
	Lack of on-site parking.



	
	4.
	The toilet facilities are not adequate for the proposed use.


Proposal

The application seeks a change of use of part of the first floor and second floor to a wine bar and café.  The remainder of the building will remain in use as at present being the Natwest Bank at ground floor and offices at first floor.  The external appearance of the building will not be altered except for the introduction of the glass lift shaft on the York Street elevation, which is the subject of a separate planning application, 3/2007/0106/P.  

It is envisaged that the wine bar will be open in the evening and the café open in the daytime to serve drinks with some pre-prepared snacks.  It is not the intention to serve meals, or cook food on the premises.  

Amended plans have been received, which detail alterations to the design of the lift shaft.

Site Location

This application relates to the section of the Natwest building adjacent to the car park off York Street.  There are several surrounding businesses including the Natwest Bank itself, the Old Bank House and Colborne House (which contains a café), and the former Ethos Gallery, which is currently being converted into a restaurant.  On the opposite side of York Street there are residential flats and the library is directly opposite.  

Relevant History

3/2007/0106/P – To provide an external lift giving disabled access to first and second floors of the building.  Awaiting decision.

3/2007/0146/P – Alteration to the existing sash windows to the rear of the property.  Existing first floor windows to be replaced with louvre panels to allow ventilation of the proposed new plant room.  Refused 29 March 2007.

3/2005/0817/P – Replace part of the roof structure to extend floor area on the second floor.  Resubmission.  Approved with conditions 26 May 2006.

3/2005/0334/P – Second floor extension.  Loft conversion.  Refused 7 June 2005.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S3 - Principal Shopping Frontage - Clitheroe.

Policy S9 - Upper Floor Uses.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the principle of the change of use to café/wine bar and any implications for highway safety and neighbouring residential amenity.  

It is considered that the proposal would comply with Policies S3 and S9.  Policy S3 permits change of use on the principal shopping frontage for the sale of food and drink for consumption on the premises.  Policy S9 encourages the beneficial use of underused upper floors of buildings within the town centre.  It is considered that the proposal will contribute to the town centre’s vitality.  

The County Surveyor raises no objections to the proposed change of use due to the location within the town centre and the proposed facility is in a sustainable location with access to public transport.  

The nearest residential properties are on the opposite side of York Street.  There are several nearby premises which open late into the evening.  A noise report commissioned by the applicants has concluded that the proposal would not add significantly to the existing night time background noise levels and also comments that the proposed conversion is in a very strongly built building and it is unlikely that there would be any break out of noise from the fabric of the building.

In summary, and subject to appropriate conditions, including the restriction of opening hours of the premises, I can see no objections to the principle of the change of use.

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 of the premises in accordance with this permission shall be restricted to the hours between 0800 and 0000.


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.

2.
Before the use commences or the premises are occupied, the building shall be insulated in accordance with the recommendations of the sound report dated 16 October 2006.


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

3.
The premises shall only be serviced between the hours of 7am and 9am Monday to Saturday.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan as on street servicing at other times within the town centre would restrict the free flow of traffic to the detriment of highway safety.

4.
The precise details of the type and method of air filtration and extraction systems shall be approved, in writing, by the local planning authority and this shall be installed and be operative prior to the business being in use.


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

5.
Before any works to implement this permission are commenced, details of any external alterations to the building, including any flue to dispose of fumes from the cooking process shall be submitted to and approved by the local planning authority.


REASON:  In order that the Local Planning Authority can be satisfied that the details are not injurious to the visual amenity and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and to safeguard, where appropriate, neighbouring residential amenity.

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 16 April 2007.


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

APPLICATION NO: 3/2007/0228
                                        (GRID REF: SD 360976 436969)
PROPOSED: PROPOSED FRONT PORCH IN LIEU OF EXISTING GRP PORTICO AT 3 ALSTON COURT, LONGRIDGE
	PARISH COUNCIL:
	No comments received at time of writing report. 

	
	
	

	ADDITIONAL REPRESENTATIONS: 
	1 letter of objection received from a neighbouring property. The objection is on the basis that the porch would adversely affect the character of the property and surrounding street. The development was built with Georgian theme in mind and the applicant’s house has already undergone significant changes, which has affected the houses in the vicinity.


Proposal

The proposal is for a front porch projecting 1.4m from the front elevation and being 3m wide. It is proposed to have a pitched roof, being 3.4m high at the apex. It is proposed to be built in facing brick to match the existing house, painted timber and with a tiled roof to match the existing.

Site Location

The site is within a small complex of 3 substantially sized house, off Lower Lane in Longridge.

Relevant History

3/2000/0242 – Extension and remodelling of the house – Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issues to consider with this proposal are the impact on the existing house and street scene, the size and design. There would be virtually no neighbouring impact. 

The size of the proposal is acceptable and it would not over dominate the existing frontage of the house. 

The design, although different from the existing house, would not form a detrimental or incongruous feature within the street scene. It is of a modern design and the existing house is of no special character or architectural interest. 

Taking into account the neighbouring objection, I do not think that the design of this proposal would adversely affect the street scene or detriment the intended Georgian theme of the street. 

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:
3/2007/0235/P
(GRID REF: SD 366744 431017)

PROPOSED Two Storey and Single Storey Extension at Rear at Froth Hall, Mellor Lane, Mellor
	PARISH COUNCIL:
	No objections.

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from the adjacent neighbours at Higher Warble Hey. The following comments have been made:

· Over development of the property. It is a lovely country cottage dating from the 16th Century and it rural charm will be spoiled by the addition;

· Concerns regarding the potential loss of light caused by the 2 storey garage building (subsequently withdrawn from this application by the applicant).


Proposal

To erect a two storey and single storey extension to the rear of the property. The first floor section of the proposal will create an additional bedroom for the property whilst at ground floor the extension will create a new kitchen area, utility room, W.C. and a garden room. Following concerns regarding the proposed two storey garage, the applicant has withdrawn this from the application. 

Site Location

Located on Mellor Lane, opposite the Spread Eagle and within the Green Belt as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1992/0094 - Side and Rear Extensions and Alterations – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues with this application relates to the possible affect the proposed extensions may have on the character of the existing dwelling and whether or not it could be classed as over development of the site. This can be considered by looking at both the increase in floor area of the property and by the actual design of the extensions. The letter of objection received also outlines concerns regarding the over development of the dwelling with the proposed two storey rear and single storey rear extensions.

With regards to the increased floor area of the extension in relation to the original dwelling, the Council’s SPG Guidance states that that as a guide, in areas of open countryside size controls are more strictly applied. Extensions, which lead to properties becoming significantly more prominent, will not be allowed. As such proposals in excess of a 33% increase in floor area are unlikely to succeed. Bearing in mind the proposal will see the replacement of the existing kitchen with the new extensions, the proposal will extend the property by approx. 21%, which is considered to be acceptable, bearing in mind the dwellings location on land designated as open countryside and within the Green Belt.

With regards to the design, massing and form of the proposed extensions, a previous application in 1992 was approved for a similar two storey extension to the rear. As such, bearing in mind the minimal projection of the two storey extension and its relationship with the adjacent property, I do not consider that it will have any significant impact on the character of the property or on the residential amenity of the occupiers of the adjacent dwellings. The proposed single storey extension to the existing dwelling is also considered to be designed in keeping with the character of the property and as such, its addition will have no visual impact on the original dwelling.

Therefore considering the above points, it is considered that the proposal will have no visual impact on the character of the building or on the openness of the Green Belt, and will not be of significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwellings. As such, the application is recommended 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 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”.

2.
The extensions shall be 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 ENV3 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

3.
All doors and windows shall be in timber and retained as such in perpetuity.


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

4.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 11 April 2007 stating the withdrawal of the proposed new detached garage with room over from the application.


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

APPLICATION NO: 3/2007/0265
                                          (GRID REF: SD360212 442958)
PROPOSED: THE ERECTION OF A TIMBER FRAMED, CONCRETE WALLED AGRICULTURAL BUILDING FOR THE USE AS A COVERED MIDDEN STORE (169 SQ.M.) AT HANDLESTEADS FARM, COLLIN HILL LANE, CHIPPING. 

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

	
	
	

	ADDITIONAL REPRESENTATIONS: 
	None received. 


Proposal

The proposal is for an agricultural building at Handlesteads Farm. It is proposed to be situated within the existing farm complex, in between two buildings. The measurements are 18.5m long, 9.2m wide, with a pitched roof being 3.6m at the eaves and 5.2m at the apex.
Site Location

The site is in a rural area on an existing farm complex. 

Relevant History

None relevant

Relevant Policies

Policy G1 – Development Control

Policy ENV1 – AONB

Policy SPG – Agricultural buildings and roads
Environmental, AONB, Human Rights and Other Issues

The main issues to consider with regard to this application are the impact on the surrounding AONB, the siting and design. 

The building is proposed to be situated close to other existing agricultural buildings, as so complies with SPG “Agricultural buildings and roads”. The materials and design is acceptable and would form an adequate standard for the proposed use. 

There would be a visual impact on the AONB, however due to the location and height of the building it would fit in with the existing farm complex suitably and would not form a detrimental feature within the landscape.

I therefore recommend 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 is GRANTED.

APPLICATION NO: 3/2007/0268/P
(GRID REF: SD 6796 3286)

PROPOSED OPEN LEAN-TO ROOF (SMOKING SHELTER) AT THE BONNY INN, 68 RIBCHESTER ROAD, SALESBURY

	PARISH COUNCIL:
	No observations have been received. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.




Proposal

Planning permission is sought for a smoking shelter on the Ribchester Road elevation of the public house.  It would consist of a lean-to slate roof to a maximum height of 3.4m, supported underneath by a timber post.  

The proposal is in response to the recent legislation on smoking in public buildings, which comes into force in July 2007.  

Site Location

The Bonny Inn is a detached public house situated on Ribchester Road, Salesbury.

There are residential properties on the opposite side of the road at a distance of over 20m away.  

Relevant History

3/2004/0931/P- Alterations to the rear elevation.  Refused 9 November 2004.

3/2003/0485/P – Removal of condition 3 of 3/02/0214/P – Withdrawn.

3/2002/0214/P – Proposed single storey food preparation extension to side and internal alterations.  Approved with conditions 18 July 2002.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

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

The proposal would be sited on the prominent front elevation.  However, it would be attached to the recessed part of that elevation and would not project forward of the main frontage.  The design is relatively sympathetic to the building consisting of a slated pitched roof and timber post below.  The scale of the proposal has been kept to a minimum to provide shelter, and overall, I consider that the impact on the character and appearance of the building would be minimised.  

The Council’s Environmental Health Officer considers that the proposal complies with the recent legislation and the siting and design meet environmental health requirements on these types of structures.  It is not thought likely that the properties on the opposite side of Ribchester Road would be significantly affected, as they are at least 20m away.  

I can, therefore, see no objections to this proposal and 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.

APPLICATION NO:
3/2007/0309/P                                    (GRID REF: SD 368225 432965)

PROPOSED Creation of a Car Parking Area and Alterations to Access Track from Ribchester Road (Re-submission) at Salesbury Cricket Club, Ribchester Road, Salesbury
	PARISH COUNCIL:
	Salesbury Parish Council – No observations or comments have been received at the time of the reports submission however they did have concerns on the previous application no. 3/2007/0017/P, namely;



	
	· That current imposed conditions of access along the common will not be altered by the planning application,

· They are concerned as to the number of cars that will be allowed to park in the car park, and when they will be parked there,

· Concerns regarding the upgrading of the access road, and



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



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations or comments have been received from the County Surveyor at the time of the reports submission, however comments on the previous application no. 3/2007/0017/P regarding the revised access track, were that he considered the proposal acceptable. He noted that they might conflict with the wishes of the Salesbury & Copster Green Commons Committee but they should ensure a safe means of access and provide controlled passing points rather than have vehicles over running the grass verge bordering the track. In order to avoid vehicles parking in the widened areas he considered that conditions should be imposed to ensure that this is the responsibility of the club.

	
	
	

	ENVIRONMENTAL HEALTH:
	No observations or comment received at the time of the reports submission, although there were no objections to the previous application no. 3/2007/0017/P providing a condition regarding additional screening for the car park to prevent undue nuisance from car lights is placed on any subsequent application.



	ADDITIONAL REPRESENTATIONS:
	No letters have been received at the time of the reports submission however eight letters of objection were received from nearby residents regarding the previous application no. 3/2007/0017/P, with the following comments being raised in regards to the access track alterations and car park;



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

· The Common is well used by walkers, young families, dog walker’s e.t.c. and surely an increase in vehicular traffic over it would be to the detriment of highway safety,

· Concerns regarding the access from Ribchester Road,

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

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

· By improving the access track this may provided increased risk for properties nearby from burglars,

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

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


Proposal

Creation of a car parking area and alterations to the existing access track to the site between the ground and Ribchester Road, Salesbury.

Site Location

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

Relevant History

3/2007/0017 – Proposed Artificial Practice Area and Cage – Granted Conditionally.

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

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT11 - Sporting Facilities.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy T1 - Development Proposals - Transport Implications.

Environmental, AONB, Human Rights and Other Issues

This application seeks approval to create a car parking area adjacent to the existing clubhouse including alterations and improvements to the existing access track from Ribchester Road, Salesbury.  Salesbury Cricket Club has used this site for over 100 years, and wishes to provide improved facilities for its members in order to progress forward as a club.
The main issues regarding the car parking area and alterations to the access track relate to highway safety, the visual impact of the hardstanding itself and whether or not the presence of the parking area will create a significant noise disturbance or loss of privacy to the occupiers of the residential properties on The Hazels. Following a previous consultation response from the LCC County Surveyor, and suggestions regarding improvements to the scheme from us, the plans submitted have been done so in accordance with our requests. The access track is shown to be widened at the junction with Ribchester Road for 15m, a passing place has been created halfway along the track and a turning head has been provided before entering the car park area. The County Surveyor notes that this might conflict with the views of the Salesbury & Copster Green Commons Committee but it should ensure an improved track, safe means of access and provide controlled passing points rather than have vehicles over running the grass verge bordering the track, and as such is considered to be acceptable in terms of highway safety.

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

The representations received regarding the previous application no. 3/2007/0017, raised various concerns regarding this proposal, however having assessed the current usage of the site in comparison to the proposed changes and alterations proposed, I do not consider that the proposals will have any undue adverse visual impact on the surrounding area, nor will they exacerbate the current situation to the detriment of the residential amenity of the occupiers of the neighbouring properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The alterations and improvements to the access track including the entrance onto Ribchester Road, the passing bay and the turning area shall be constructed as indicated on the approved plan, before commencement of the proposed car park development within the site and thereafter these areas shall be kept clear of any obstructions whatsoever above road level.


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

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


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

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


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

4.
Prior to the use of the car park following its completion, the proposed 1.2m high close boarded fence shown on the approved plan, shall be erected 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.

APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL:  

APPLICATION NO: 3/2007/0204/P
(GRID REF: SD 6728 3560)

PROPOSED RURAL BUSINESS PARK FOLLOWING REFURBISHMENT/SMALLER SCALE RE-BUILDING OF EXISTING FARM BUILDINGS.  RE-BUILDING OF FARMHOUSE WITH COMPLEMENTARY LANDSCAPING, PARKING AND IMPROVED ACCESS.  RE-SUBMISSION AT SALESBURY HALL, SALESBURY

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Having considered the relevant road safety and highway implications associated with this proposed development, I recommend that this application be refused in the interests of road safety, as the existing local highway network could not safely accommodate the impact of the proposed development and the site itself would be exclusively reliant on car travel.



	
	The proposed site is accessed directly from Ribchester Road, Dinckley and it is envisaged that the future users of this development will feed into the local highway network from the A59 Longsight Road, a route of regional significance.  The national speed limit applies along the roads serving the site, B6245 Barker Brow and Ribchester Road.



	
	Means of Access

The proposed means of access has been designed to a suitable standard for two-way movements in terms of carriageway width, junction radii and surfacing materials.  In addition, the closure of redundant agricultural accesses and the creation of a single means of access are to be welcomed.



	
	However the point of access is located on a bend, directly adjacent to a local narrowing in the carriageway.  Furthermore there is a need to provide protection for vehicles turning to the site in view of the substandard forward visibility towards the access.  This would be best achieved through a clearly defined right turn lane, providing sufficient stacking distance to prevent any blocking of the through lane.



	
	To satisfy the relevant design standards, the appropriate sight lines on a derestricted road are 160m from a point 4.5m back from the carriageway edge, in both directions.  This standard cannot be achieved from the existing access in view of the road layout.

	
	Highway Safety

I have identified four junctions where additional turning traffic generated by the proposed development require consideration and possible measures to address my concerns over road safety.  All collision data is taken from the Police record of reported incidents involving personal injury over the five year period, 1 January 2001 to 31 December 2006:



	
	1.
	Oaks Brow Traffic Signals

This location is the main focus of turning movements along this length of A59.  Should an application to the proposed site be successful, appropriate highway measures would need to be taken to ensure that this served as the main route for visitors, employees and service vehicles.



	
	
	There have been 9 reported collisions at this location, resulting in 16 casualties.  This junction falls within a 40mph speed limit.



	
	
	Further to road safety concerns, careful consideration would need to be given to assess the capacity of this junction and its ability to accommodate the increase turning movements.  This would include the upgrading of software and possible widening of the carriageway to provide filter lanes.



	
	2.
	Chapel Lane

There have been 7 reported collisions at this junction, one of which involved a fatality and two more resulted in serious injury.  Furthermore, the national speed limit applies through this junction.

 

	
	
	Any commercial development that generated additional turning movements from A59 or through movements from Whitehalgh Lane, would need to be addressed with considerable care and measures introduced to improve the performance of this junction.  To this end, the local carriageway widening to provide a right turning lane, the realignment of the junction, particularly from Chapel Lane and a reduction in the speed limit.



	
	3.
	Barker Brow at Ribchester Bridge

B6245 Barker Brow offers the most suitable approach to the site and additional traffic generated by the proposed development should be directed via this route.  However at present the movement to Ribchester Road from Barker Brow at the Ribchester Bridge does not comply with standards relating to visibility or safe highway design.



	
	
	Visibility is significantly below standard for vehicles emerging from Ribchester Road and turning right into Ribchester Road from the south side of the bridge.  The bridge is a Class 2 listed structure and alterations to the height of the bridge parapets and the highway alignment across the bridge deck would be extremely problematic in terms of both construction and conservation.



	
	
	The creation of a new access on Barker Brow designed for commercial use and serving the proposed site via a new service road running in a north-easterly direction would provide a suitable means of access.



	
	
	When considering a development of this nature, it is clear that the proposed site is poorly served by the existing local highway network and that the creation of a new means of access would be essential.



	
	4.
	Ribchester Road

This is a rural road serving the small community of Dinckley.  While 2-way movement is possible for private vehicles along most of its width, there is a short section to the west of the Marles Wood car park where the road narrows significantly and the gradient becomes severe.



	
	
	At this location the available carriageway width does not permit safe 2-way movement and the gradient is in excess of 20%, making it unsuitable for the additional employee and service traffic generated by the development.



	
	
	In recent years a number of traffic counts have been taken on this road as part of the traffic monitoring associated with the Royal Lancashire Agricultural Show (RLAS) during its recent tenure in this area.



	
	
	On non-show days the maximum daily traffic however has been measured at below 800 vehicles.  There is clearly the potential for the proposed development to dramatically change the nature of traffic movements along this road, to the detriment of residents and other road users.



	
	
	The hosting of the RLAS necessitates a schedule of temporary TRO’s to satisfy traffic demands in this vicinity and none of these measures will be suitable for consideration as permanent measures.



	
	Accessibility

There are no adequate public transport links to this site and it is difficult to envisage circumstances under which this could be significantly improved given its location and the necessary improvements that would have to be secured.



	
	Pedestrian activity in this area is a leisure activity based around local footpaths and bridleways.  However, these do not follow the likely desire lines for local employees from Ribchester or Billington and there is no footway provision along Ribchester Road and Chapel Lane.



	
	I would not recommend additional activity for prospective employees along the existing road network, as this would be hazardous to pedestrians due to the speed of traffic and lack of protection where 2-way movements occur.  I accept that it would be unrealistic to require the provision of a continuous footway to the site along these routes.



	
	The use of Ribchester Road could prove to be a more attractive and practical route for cyclists, but again this should be achieved in the context of the existing vehicle flows and would be problematic should vehicle numbers rise sharply.



	
	A detailed travel plan, with measurable and enforceable outcomes will be required and will have to indicate a robust strategy for reducing single occupant car journeys.



	
	I am confident that the Chief Planning Officer will also wish to comment on several aspects of this application, particularly with reference to the accessibility of a rural development located in open countryside.



	COUNTY PLANNING OFFICER:
	No comments received at time of report preparation.  However, expressed concerns regarding the previously withdrawn application on the site.  

	
	
	

	COUNTY ARCHAEOLOGY:
	No objections subject to imposition of conditions.

	
	
	

	ENVIRONMENT AGENCY:
	We accept the findings of the flood risk assessment and have no objections to the proposal subject to the imposition of conditions.

	
	
	

	NATURAL ENGLAND:
	The delivery of the bat mitigation proposed in the submitted report should be required through appropriate conditions.  Post planning the mitigation should be delivered through a Natural England licence.  The report does not extend to barn owls and we recommend that, as an enhancement measure, opportunities for barn owls are included through the use of conditions. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received to the development, which, whilst not raising objections to the conversion of the existing buildings, or to the re-development of the dwellinghouse express concern about the scale of the development that will provide 20 business units in an unsustainable location and generate considerably more traffic on local roads to the detriment of local residents.  Members are referred to the file for full details of these comprehensive objections which can be summarised as follows:



	
	1.
	Part of the application involves the conversion of two existing farm buildings – The Dairy and The Byre to 10 business units.  Provided the criteria in EMP9 are met then no objection is raised to the principle of their conversion to employment use, notwithstanding that they may not support sustainability objectives due to their location.



	
	2.
	It is difficult to understand how the two new build units – The Stables and The Cow House – can be justified in this location.  They do not accord with the requirements of PPS7.  The fact that they may be smaller than the buildings they are to replace, does not create a presumption in favour of the new build as the planning support statement implies and neither can they be justified on the basis of them being constructed on previously developed land.  Moreover the replacement of buildings in the countryside only applies to where they are suitably located for economic development purposes and as PPS7 states in para 19, the replacement building would need to bring about an environmental improvement in terms of the impact of the development on its surroundings and the landscape.



	
	3.
	The development would result in an extensive car park with capacity for 76 cars illustrating the potential scale of the development and how with the reliance of the car in a rural area, it may result in far more traffic movements to the site than reflected in the information submitted by the applicants.



	
	
	

	
	4.
	Given there is no justification for the new build elements of the scheme which requires 31 parking spaces, a reduction of these spaces would assist in reducing the extensive parking area and its consequent detrimental visual impact on the countryside.



	
	5.
	The development is partially justified as farm diversification and this is not the case at Salesbury Farm as it is not a means of supplementing a farmer’s income.



	
	6.
	To permit the building of The Stables and The Cow House on the basis of a perceived demand is unrealistic and unjustifiable and will only result in pressure at a later date for their conversion to residential accommodation.



	
	7.
	Inevitably the isolation of the proposed rural business park will result in more traffic movements by employees as they travel to nearby settlements for lunch or to obtain other services for their work.  Although local employment may reduce the distance travelled by some staff, it would nevertheless attract more traffic movements along Ribchester Road and whereas the limited development confined to the conversion of the farm buildings may be justified, the scale of the proposed development is wholly unsustainable in this rural location and is not supported by Government or Local Planning Policies.



	
	8.
	The applicant has supported the Royal Lancashire Show by providing a site for its showground although it has been at some cost, in terms of disamenity and nuisance, to local residents.  The proposed re‑development of a large part of the site across the road and some distance from its entrance cannot be justified by the proximity of the showground which, after all, is only used for a few days during the year and, moreover, when the presence of the farm buildings has not affected the success of the Royal Lancashire Show.



	
	9.
	Question details given in the traffic statement about the wide of Ribchester Road and whether it is wide enough to enable car to pass a heavy commercial vehicle/bus in free-flow.



	
	10.
	The layout of the Ribchester Road/B6425 junction has a sharp right-angled bend by the bridge, which limits forward visibility.  This causes concern given that the proposed development would intensify the use of a substandard junction.

	
	11.
	It is considered that the traffic flows outlined in the traffic statement underestimate the development flows given that they are estimated from the Trics database for urban sites that have public transport serving them and residential populations within the vicinity of the sites.



	
	12.
	Ribchester Road is a leisure cycle route, which will have been supported, in part at least, by the low traffic flows along the road.  An increase in traffic flows at peak times by over 90 vehicles will not sit comfortably within the promotion of a cycle route along this narrow country lane.



	
	13.
	The transport statement has identified that the development could increase right turning traffic from the A59 into Ribchester Road.  However it has not produced sufficient information to determine whether the proposed improvements will address the issue.



	
	14.
	LCC is an authority that is close to the forefront in requiring development proposal to be highly sustainable from a transport point of view and the acceptance of this proposal would be in clear contravention of their normal approach to development proposals.


Proposal

This application seeks consent for the redevelopment of a collection of farm buildings and existing farmhouse to provide the following accommodation.

· 2642m2 of office space with support facilities (new building and refurbishment).

· 440m2 of retained storage.

· 297m2 of new build replacement dwelling.

A detailed breakdown of this is given below.

Farmhouse

It is proposed to replace the existing two storey farmhouse with a two storey stone built dwelling having approximate dimensions of 13.5m x 8.5m x 9m in height with a single storey offshoot accommodating family room and double garage approximately 6.7m x 10.5m x 6m to the apex of its pitch.  Garden/amenity space is provided to the south within existing domestic curtilage with access being via a proposed new length of track approximately 4m wide x 65m in length along the overall site’s western boundary. 

The Dairy

This is an existing single and two storey building of stone and brickwork construction that occupies a prominent roadside setting directly opposite (to the south) of Salesbury Hall.  It will be converted to two small office units with a central reception, meeting rooms and catering/vending facilities for the development. In terms of work to the exterior of the building it is intended to restore the natural stonework sections whilst over rendering the existing brickwork.  

The Byre

This comprises a ten bay stone barn and six bay stone barn situated to the south of The Dairy.  Restoration of the building fabric is proposed with a limited number of new openings formed and existing door openings being reused as full height glazing or access points into the new offices suites.  In total the building would provide twelve offices and meeting room accommodation.  

The Barn

This building is of concrete and corrugated sheeted construction and is set to the north west of the farmhouse.  It is presently used for storage by the applicant and will continue to do so.  However, the submitted plans indicate that the low level concrete would be over-clad with stone, the high level corrugated sheeting would be replaced with hit and miss vertical larch boarding whilst the existing corrugated roof sheeting would be retained.

The Stables

This is one of the new build structures proposed as part of this scheme on an area that is to be cleared of a number of existing concrete and corrugated buildings.  It would be ‘L’ shaped and of two storey construction having approximate dimensions of 20m x 10m  (extending to 23.75m) x 9m in height.  It would have natural stone walls under a blue slate roof and provide six office suites.  

The Cow House

This is the second new build structure with dimensions of approximately 25.4m x 10.8m x 8.5m in height, again of stone and slate construction.  It would have four offices within it.  

Parking/Landscaping

The scheme provides for a maximum of 80 car parking spaces for staff and visitors.  The main area is fronting the roadside directly opposite the entrance to Salesbury Hall to the northeast with a smaller area set back between the two new buildings.  These areas are proposed in a loose bound, free drainage shale, creating relatively informal areas interspersed with low lying shrub planting with the standard trees within verges.


Footpaths around the buildings are to be riven slate or sandstone with timber kerbs to grassed areas.  Perimeter fencing to the site is shown as timber post and rail with supplementary hawthorn hedging as well as some perimeter structure.  To the road frontage it would be formed by a combination of walling and fencing.  Artificial lighting would be installed at low level using bollard or wall mounted fittings to minimise the effect of light pollution to the surrounding countryside.  

Site Access

The scheme proposed to consolidate the three existing access points to the existing collection of buildings into a single main entrance to serve both the office development and replacement dwelling.  It would be set approximately 60m to the west of the entrance to Salesbury Hall.  The new entrance would give improved visibility splays and sightlines.  

Gravel Extraction

The estate owner has a (suspended) gravel extraction permission adjacent to the River Ribble.   The present position (established on appeal) is that this use is capable of resumption, subject to the agreement of updated operating conditions.  At one time the business involved the extraction of up to 40 tonnes of gravel per day from the river, together with extensive storage, processing and operational structures (and also significant generated traffic).  As part of this application the estate owners have agreed to surrender the gravel permission with the former gravel works/office/store/workshop being retained for estate storage purposes.

Traffic Generation

The application is accompanied by a traffic supporting statement that indicates traffic generation to be some 47 trips (42 in and 5 out) in the AM peak period, with 40 trips (6 in and 34 out) during the PM peak period.  Given the location of the development it is anticipated that the generated traffic would consist mainly of cars and light vans with some larger vehicles making occasional deliveries (eg office supplies, refuse collection).

They consider that additional turning traffic from the A59 could increase delays to A59 traffic which is unable to pass on the inside of a vehicle waiting to turn.  They have submitted a plan suggesting a road improvement to facilitate right turning traffic at the Oaks Bar junction subject to detailed design but it is not included within the proposals – it would need to be conditioned on any approval granted.  

Reference is made to discussions with LCC regarding an extension of the existing Dinckley bus service to the site but it is evident following discussions with the County Surveyor that the route is unsuitable and would not be viable.  It could only be secured for 2-3 years with the developer funding it.  

Site Location

Salesbury Hall Farm is set within open countryside and comprises a number of agricultural buildings surrounded by fields.  It is directly opposite the recently rebuilt Salesbury Hall and is in close proximity to land used for the Royal Lancashire Showground.

Relevant History

3/06/0544/P – Proposed rural business park following refurbishment or rebuilding of existing agricultural buildings.  Rebuilding of existing farmhouse with associated amendments to existing agricultural building to create owner’s storage and horse stabling/exercise area (with complementary landscaping/parking and access provisions).  Withdrawn.

3/92/01902/P – Registration of interim development orders, extraction and processing sand and gravel.  Refused.  Appeal allowed 14 September 1993.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy EMP9 - Conversions for Employment Uses.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy 1 – General Policy Joint Lancashire Structure Plan

Policy 5 – Development Outside Urban Areas, Joint Lancashire Structure Plan

Policy 7 – Parking – Joint Lancashire Structure Plan

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

Policy 24 – Flood Risk - Joint Lancashire Structure Plan

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, its visual impact and effects on highway safety.

With regard to the replacement dwelling, Policy H14 of the Plan provides for such development, provided that it does not lead to an excessive increase in size and that there is no significant adverse visual impact.  I am satisfied that in these respects this element of the proposal is in accordance with adopted development plan policy.  I am mindful that part of the proposal is the provision of a new access to the dwelling and whilst this would represent a minor encroachment onto agricultural land in order to provide enough width to the back of The Barn I consider that it would not have a significant adverse visual impact and could be justified on the grounds of separating a residential access from that part of the overall site which would be utilised by office space and its associated parking.

Next consideration should be given to the proposed retention of The Barn for family estate management purposes.   The building is currently used for storage purposes and the proposed cladding treatment as outlined elsewhere within this report would be an enhancement to its present condition.  Again I conclude that this aspect is in accord with plan policy.

With regard to the remainder of the proposal, ie the office accommodation, it is most appropriate to consider the conversion and new build element separately in respect of their principle when assessed again to plan policy as follows.

Policy EMP9 of the Local Plan concerns itself with the conversion of barns and other rural buildings for employment uses and is generally supportive provided a number of criteria are met.  In particular there should be no unacceptable disturbance of neighbours; the building should have a genuine agricultural history; it should be structurally sound and capable of conversion with the need for major alterations which would adversely affect its character; its conversion would not harm the appearance or function of the area; the conversion would be of a high standard and the access would be of a safe standard or is capable of being improved without harming the appearance of the area. The Dairy and The Byre are buildings of character and the proposed conversion works would not detract from their quality as only a limited amount of new openings and changes to external materials are proposed.  Therefore in terms of compliance with the Districtwide Local Plan the only questionable aspect of their conversation is the highway implications and this will be returned to later.  In terms of compliance with the Joint Lancashire Structure Plan again this aspect of the scheme sits comfortably within the remit of Policy 5 as this supports, in principle, the conversion and redevelopment of existing groups of buildings for employment generating uses.

It is therefore with regard to the two new build structures that a closer scrutiny of policy is required to assess their appropriateness.  The County Planning Officer, in relation to the previously withdrawn application, commented that given its scale and unsustainable location, and the potential car journeys it could generate, that proposal was contrary to Policy 5.  The scheme now presented to Committee differs in that an extension to the barn to provide private equestrian facilities has been removed as has a manager’s flat.

In terms of the Council’s Forward Planning Team, observations have been sought from both the Regeneration Officer and Forward Planning Manager.  Their considered opinion, in light of their local knowledge, is that the new build element is of an appropriate scale to the existing developed area and would lead to an enhancement in the appearance of the site.  The application has been accompanied by a viability assessment and strategic fit analysis.  The arguments that are put forward regarding the need for such accommodation is based on evidence familiar to and accepted by the Council’s Regeneration Team.  They are of the opinion that the development would add to the economic potential and growth within the area in a positive way contributing to the supply of employment space in an appropriate manner that reflects employment characteristics and needs of the area.  They conclude that given this supporting documentation, the new build elements would sit within the remit of Policy 5 of the JLSP where it states: “limited development of new buildings to meet identified local employment needs, will be acceptable in principle outside greenbelt areas.”  It is the principle of the new build elements of the scheme that the objectors question, in particular with regard to PPS7.  That document concerns itself with sustainable development in rural areas and whilst advising that new build development in the open countryside away from settlements should be strictly controlled it recognises that planning authorities should support a wide range of economic activity in rural areas.  The development before Committee would contribute to the Borough’s rural economy with potential for approximately 80 jobs yet it is its location that is of concern to objectors and the County Surveyor alike.

In highway terms there is a very clear objection to this development on a number of grounds namely the development is considered unsuitable in highway terms in that it does not cater for modes of access other than a private car; the proposed access onto Ribchester Road is poorly located on a narrow stretch of road in close proximity to the highway bend; the highway infrastructure between Ribchester Bridge and the A59 is considered unsuitable for the proposed increase in traffic movements with the consequent increased risk of conflict to the detriment of highway safety; it would lead to an increased use of a substandard junction at Ribchester Bridge and would adversely affect use of the cycle route that passes the site.  Whilst the County Surveyor has made reference to possible measures to address his concerns over road safety at four junctions, these would in themselves have the potential for visual impacts in particular the suggested new access onto Barker Brow.  The visual impacts of the development as put forward to Committee ie the conversion, replacement dwelling, retention and cladding of barn, new build offices and car parking are in themselves not considered to significantly detract from the surrounding landscape.

Therefore the determination of this application rests with apportioning greater weight to either the creation of opportunities to support economic growth in the Borough or to sustainability and safeguarding highway safety.  This is not an easy equation to balance and one which Committee has been faced with before in other rural locations.  However, I believe there are additional overwhelming highway objections to the development at Salesbury Hall Farm to warrant an unfavourable recommendation in this particular instance.  

Therefore, having carefully assessed all of the above, I am of the opinion that notwithstanding the contribution to rural regeneration which this scheme would make, there are a number of highway infrastructure/sustainability issues that are not adequately addressed with this application.  I thus recommend accordingly.

RECOMMENDATION:  That planning permission be REFUSED for the following reason(s):

1.
The proposal is considered contrary to Policies G1, EMP9 and T1 of the Ribble Valley Districtwide Local Plan in that it would result in a development to the detriment of highway safety.  This is due to the highway infrastructure being considered unsuitable for the proposed increase in traffic movements and, as such, there would be a risk of increased conflict to the detriment of highway safety.  Development of the site would be wholly unsustainable in highway terms as it does not cater for modes of access other than the private car and increased use of the road network in the vicinity of the site would adversely affect the safety of users of the National Cycle Route.

APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED

APPLICATION NO:
3/2007/0060/P
(GRID REF: SD 6104 3709)

PROPOSED CHANGE OF USE OF POULTRY FARM TO FORM 21 PITCH STATIC CARAVAN PARK AND ANCILLARY STORAGE BUILDING AT LOWER MOSS FARM, LOWER LANE, LONGRIDGE

	PARISH COUNCIL:
	Whilst in principle have no objections, they did raise a number of concerns as follows:



	
	1.
	The lane leading to the site is narrow in places and will need to have passing places added to it.



	
	2.
	The ancillary building should relate to the caravans and must be ancillary for them only.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Having received a copy of the highways assessment statement from the agent, I can confirm that I do not have any highway objections to the scale of the proposal.  Please condition the improvements of the access track are to be carried out in accordance with a scheme to be agreed and constructed before the development commences in order to ensure that the site construction traffic does not cause any significant problems for other users of the track.  

	
	
	

	COUNTY PLANNING OFFICER:
	I have assessed the application with regard to the JLSP but am unable to comment at this stage due to the lack of information regarding the landscaping scheme.

	
	

	COUNTY COUNTRYSIDE SERVICE MANAGER:
	It would appear that public footpath No’s 52 and 54 fall within the application.  Public rights of way must not be obstructed during the development or by the completed development.  The development must not commence until the necessary procedures are in place, either allowing the development to take place without affecting the right of way, or if it is necessary to divert them, then the necessary orders must be confirmed prior to construction.  



	
	It is apparent that public bridleway No 56 Longridge is a cul de sac bridleway.  The provision of bridleways has been identified as a priority in the Lancashire Right of Way Improvement Plan and if this application does receive planning permission I would be grateful if consideration could be given to extending the bridleway to reach Lower Lane.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received expressing objection on the following grounds:



	
	

	
	1.
	Change of use from poultry farm to static caravans would greatly increase noise pollution.



	
	2.
	Light levels should be kept to a minimum.



	
	3.
	Trees should be maintained to screen this development.



	
	4.
	The proposal would lead to increased traffic flow down a narrow small quiet lane with a possibility of up to 100 car movements per day in the summer months.  The lane is currently very quiet and used as a quiet walk by many residents.  



	
	5.
	Concerns over safety on the lane with increased traffic as children use this as a safe area to learn to ride a bike. 



	
	6.
	There will be an environmental impact.


Proposal

This application details the proposed change of use of a poultry farm to form a 21 pitch static holiday caravan park and ancillary storage building.  It is proposed that the lodges would be set out in two rows around the existing spine road within the site with no facilities eg shop proposed – the intention being that this is a low key development.  Timber style lodges are proposed rather than conventional metal caravans with each having its own parking space and small area of private amenity space in the form of a decked area.  

Landscaping of the site is informed by the trees seen in College Wood and focuses on the use of native species.  The existing evergreens are to be retained with an emphasis on perimeter planting in order to provide effective screening.  A new stone wall will be introduced along the site’s eastern boundary which abuts the lane.  

Originally, the plans depicted 23 units but a requirement from the Environmental Health Officer regarding recreational space as well as the need to preserve the route of the public footpath led to the plans being revised down to 21 units.  

An ancillary storage/garage building is shown to the north west corner of the site measuring approximately 14m x 9m x 5.4m in height being constructed of timber and felted roof.  This will be used in conjunction with the overall site for the storage of grounds maintenance machinery etc.

Site Location

The site is set to the south of Lower Lane approximately 230m down a single width track.  It presently comprises 9 large poultry sheds and several smaller buildings to a maximum height of 5m and there are also individual feed hoppers which are considerably taller.  The land is designated open countryside with Alston reservoir approximately 50m to its south.  

Relevant History

There are a number of previous consents for the poultry buildings as well as a recent outline approval for an agricultural workers dwelling on the site.  

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

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

Policy 5 – Development outside Urban Areas. Joint Lancashire Structure Plan.

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

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of development, its highway implications and whether there would be any significant detriment to visual and residential amenity from the scheme’s implementation.  

In terms of principle Policy RT5 of the Local Plan allows for the provision of new static holiday sites provided they are not intrusive in the landscape and have a safe access or one which is capable of being improved.  It is evident from the observations of the County Surveyor that in highway terms he is satisfied with the development.  With regard to the visual impact of the development, Members should have regard to the present buildings and their impact on the landscape.  There is some existing screen planting to the site’s western boundary but this cannot effectively screen the current buildings and feed hoppers which are approximately 5m  high and above.  The use of the site for timber lodges will still have an impact on the landscape but the lodges will be approximately 3m high (an internal measurement) to conform to the definition of a caravan.  The County Council have commented on the lack of information regarding planting but it is the applicant’s intention to retain that which is existing and supplement this with a planting mix to be agreed with the Council's Countryside Officer.  I am of the opinion that balanced against the current use, the visual impact of the works would not prove significantly detrimental subject to further details being submitted on the planting mix to ensure it is appropriate to the locality.  

Turning to residential amenity, objectors have made reference to the potential for noise pollution from the development but again this needs to be considered against the current authorised, albeit presently dormant use.  The comings and goings associated with the poultry farm will be mainly HGV movements in terms of bulk feed deliveries and delivery and collection of day old chicks which would relate to 2-3 HGV movements per day.  Staff journeys would be up to six car borne journeys a day.  In terms of the proposed use, the applicants have estimated between eight trips per day in low season to possibly 36 per day by private car during busy bank holidays.  There would undoubtedly be some disturbance to residents immediately adjacent to the access on to Lower Lane but I do not consider this would be so detrimental to warrant a refusal.  As regards noise from use of the site, the closest properties disassociated from the farm are set across fields to the east and west over 60m away and again I do not conclude that there would be significant adverse effects from this development.  

Therefore, having carefully considered all the above, I am of the opinion that the scheme accords with Policy and 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 the application be Deferred and Delegated to the Director of Development Services for approval following the expiration of the statutory notice regarding the development affecting a public footpath and subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 12 April 2007 which details a revised site layout and reduction in number of cabins from 23 to 21.


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

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


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


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

3.
Prior to commencement of development, a scheme detailing improvements to the access track to the site leading from Lower Lane incorporating formal passing bays shall be submitted to and approved in writing by the Local Planning Authority in consultation with the highway authority.  The scheme so approved shall be implemented to the written satisfaction of the Local Planning Authority prior to commencement of development and maintained thereafter in perpetuity.  


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

4.
Prior to commencement of development precise specifications of external lighting to be used throughout the site shall have been submitted to and approved in writing by the Local Planning Authority and thereafter installed in accordance with the details so approved.


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

5.
The period of occupancy of the caravan site shall be limited to 1 March to 6 January in any succeeding year with  non of the units being occupied outside these dates.  They shall be used as holiday accommodation only and under no circumstances whatsoever shall they be occupied as a person’s primary residence.


REASON:  In accordance with Policies G5 and RT5 of the Ribble Valley Districtwide Local Plan in order to limit occupation of the site ensuring it remains holiday accommodation only. 

NOTE

1.
The granting of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  

2.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

INFORMATION / DECISION
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