RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
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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:

	3/2007/0072/P

(cda)
	Replacement entrance signs 
	Todber Caravan Park

Burnley Road, Gisburn

	3/2007/0084/P
	Proposed two storey rear extension comprising dining/kitchen with bedroom over
	Mayfair, Myerscough Road

Mellor Brook

	3/2007/0091/P
	Demolition of old stable building and construction of new improved replacement stables with ancillary storage and tack room.  Associated external works including ramp
	Prospect House 

Sawley Road

Grindleton

	3/2007/0102/P
	Remodelling of dwelling, including roof lift, extension to side, dormers to front and loft conversion 
	Blue Slates

Sunnyside Avenue

Ribchester

	3/2007/0159/P

(LBC)
	New joist to be attached to wall by four rawl bolts to enable floor to be extended over former staircase.  The works are considered necessary to render the area safe after removal of staircase and to maximise living space in area
	Crabtree Cottage

Back Lane

Wiswell

	3/2007/0164/P
	Two storey extension to the east elevation
	Springfield

Whinney Lane, Mellor

	3/2007/0182/P (LBC)
	Re-roof and partially rebuild existing garage because the existing structure is in a poor state of repair and the present mono pitched roof overshadows the garden
	The Alleys

Pimlico Road

Clitheroe

	3/2007/0184/P 
	Re-roof and partially rebuild existing garage because the existing structure is in a poor state of repair and the present mono pitched roof overshadows the garden
	The Alleys

Pimlico Road

Clitheroe

	3/2007/0185/P
	Variation of condition No 3 on planning approval 3/98/0453/P to allow occupancy of holiday cottages for periods up to 3 months in any one year
	Wind Hill Laithe Barn

Stoops Farm, Stopper Lane

Rimington

	3/2007/0188/P
	Sunlounge extension
	Greenhaven, Priors Walk

Sawley

	3/2007/0192/P

(LBC)
	Removal of existing conservatory; alterations and extension to existing kitchen and utility areas.  To provide additional space for kitchen/dining and utility areas which is more in-keeping with the property and more aesthetically appropriate
	Newfield Edge Hall

Burnley Road

Gisburn

	3/2007/0193/P
	Two storey side and single storey rear extensions 
	27 Green Drive

Clitheroe

	3/2007/0199/P
	Earth banked slurry lagoon 
	Cross Gills Farm

Whalley Road, Hurst Green

	3/2007/0200/P
	Removal of existing conservatory; alterations and extension to existing kitchen and utility areas.  To provide additional space for kitchen/dining and utility areas which is more in-keeping with the property and more aesthetically appropriate
	Newfield Edge Hall

Burnley Road

Gisburn

	3/2007/0207/P
	New single storey extension to first floor on rear elevation
	Salthill Villa, Salthill Road

Clitheroe

	3/2007/0211/P
	Extension to rear 
	45 Moorfield Avenue Ramsgreave, Blackburn

	3/2007/0212/P
	Bedroom extension over existing kitchen and study
	12 Moorfield Avenue

Ramsgreave, Blackburn

	3/2007/0215/P
	Two fascia signs (one externally illuminated) and one hanging sign at Lloyds TSB, (resubmission)
	4 Berry Lane

Longridge 

	3/2007/0216/P
	Internal alterations to provide additional office space and glazed entrance 
	Unit 3

Chapel Hill Industrial Estate

Chapel Hill, Longridge

	3/2007/0219/P
	Two storey extension to side of dwelling
	22 Langdale Road

Longridge

	3/2007/0221/P
	Replace existing uPVC door with uPVC French doors 
	2 Nethertown Close

Whalley

	3/2007/0222/P
	Change of Use of farmland to provide car park extension (600 sq. m.)
	Three Fishes Public House

Mitton, Whalley

	3/2007/0224/P
	Alterations and refurbishment 
	Riverside Café

Edisford Park, Clitheroe

	3/2007/0233/P
	Take down existing concrete block and corrugated roofed barn. Replace with smaller footprint, stone flag roof and stone and oak built outbuilding to provide storage, feed, vehicle and stable building and school (for personal use)
	Varley Farm

Anna Lane

Bolton-by-Bowland

	3/2007/0244/P
	Replacement dwelling (resubmission)
	Orchard Cottage

Hollins Farm, Sabden

	3/2007/0247/P
	First floor extension over existing garage
	16 Pendle View

Brockhall Village

	3/2007/0250/P
	Two storey extension to the rear of property 
	19 Chester Avenue

Clitheroe 

	3/2007/0251/P
	Side/rear ground floor extension
	40 Poplar Drive, Longridge

	3/2007/0252/P
	Substitution of house type to incorporate a cellar/basement 
	Stud Farm and House

Woodfold Hall Park

off Further Lane, Mellor

	3/2007/0253/P
	Porch extension to front elevation
	5 Moorland Avenue

 Clitheroe

	3/2007/0254/P
	Single storey rear extension and replacement shed
	20 Larkhill Cottage

Old Langho

	3/2007/0257/P
	Resubmission of planning approval 3/2006/0946/P – revision to conservatory
	Bracken Ridge

Snodworth Road, Langho

	3/2007/0259/P
	Dormer extension and internal alterations
	7 Furness Avenue

Simonstone

	3/2007/0260/P
	Erection of conservatory to rear elevation
	1 Apsley Fold, Longridge 

	3/2007/0261/P
	Replace existing conservatory with a garden room extension with stone walls and a slate roof
	Cherry Dale, Back Lane

Grindleton

	3/2007/0263/P
	Partial demolition and change of use of agricultural building and land to allow use as garage and extension to access track at 
	Eaves House Farm

Waddington Road

West Bradford

	3/2007/0266/P
	Erection of farm worker’s dwelling (substitution of house types) 
	Withgill Farm

Mitton, Whalley

	3/2007/0267/P
	Replacement porch
	Dutton Cottage

Gallows Lane, Dutton

	3/2007/0270/P

(lbc)
	Partial demolition of agricultural building to create a domestic garage and form new access track 
	Eaves House Farm

Waddington Road

West Bradford

	3/2007/0275/P
	Replacement machinery shed. Site area 52 sq.m 
	Greenmoor Lane Farm Green Moor Lane

Knowle Green

	3/2006/0276/P
	Proposed porch and entrance canopy to farmhouse
	Bolton Fold Farm

Alston Lane, Longridge 

	3/2007/0278/P
	Traditional built single storey extension to extend the kitchen into a kitchen diner and provide an office
	4 Pagefield Crescent

Clitheroe

	3/2007/0280/P
	Proposed change of use of first floor stores to affordable 1 no. bedroom flat including external escape stair
	Fold First Ltd 

9 Berry Lane

Longridge

	3/2007/0281/P
	Proposed rear/side single storey extension
	37 Standen Road, Clitheroe

	3/2007/0283/P
	New extension to replace existing conservatory to form new family room 
	18 The Woodlands

Brockhall Village, Langho

	3/2007/0285/P
	Conservatory
	90 Hillcrest Road

Langho

	
	
	

	3/2007/0286/P
	Demolition of existing detached double garage and re-building on similar footprint but slightly larger detached double garage
	Quaker Root

Hothersall Lane

Ribchester

	3/2007/0288/P
	Single storey extension
	Whistle Stop

26 Station Close, Wilpshire

	3/2007/0290/P
	Proposed two storey extension 
	2 Knowsley Road, Wilpshire

	3/2007/0295/P
	Demolition of 1 No. uPVC conservatory to rear of property and proposed construction of a single storey kitchen extension
	31 Moorland Crescent

Clitheroe 

	3/2007/0296/P
	Two storey extension and conservatory
	4 Leys Close

Wiswell

	3/2007/0300/P
	Proposed garage, kitchen, lounge and bedroom (over) extension
	13 The Crescent

Whalley 

	3/2007/0305/P
	Silage clamp to be sited adjacent to existing buildings 
	Raygill Moss Farm

Bolton-by-Bowland

	3/2007/0307/P
	Conservatory to rear of house
	5 Beechwood Avenue

Clitheroe 

	3/2007/0311/P
	Proposed conversion of existing integral garage to garden store
	Field Head Barn

Tinklers Lane, Slaidburn

	3/2007/0345/P
	New two storey extension to side of house
	19 Whittam Crescent

Whalley

	3/2007/0346/P
	New single storey rear extensions and loft conversion with Velux rooflights
	9 Paris

Ramsgreave


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0194/P
	Two double garages
	The Coach House Woodfold Hall Park

Mellor
	Policies G1, ENV19 and ENV21 – Detrimental to the visual amenity and the setting of the listed building and historic park and garden as a result of the additional built form. 



	3/2007/0198/P
	Provision of retractable fabric awning with steel post and rafter frame to rear yard of premises to provide smoking area (LBC)
	The White Lion

Market Place

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



	3/2007/0202/P
	Proposed erection of retractable fabric awning to rear of existing public house
	The White Lion

Market Place

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



	3/2007/0217/P

Cont……..

Cont….
	Construction of conservatory to side and rear of 
	Laycock Farm

Langho
	REF-13
 - The proposal by virtue of its design, is considered to be an unsympathetic extension to a traditional, stone built farmhouse, and inappropriate within the open countryside in which it is set, and is therefore contrary to Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".  It would create an out-of-keeping extension to a traditional, stone built farmhouse, that would contributing to the loss of the original dwellings character and be of visual detriment to the area.
REF-21
 - The proposal if approved would set a dangerous precedent for the acceptance of other similar unsympathetic proposals destroying the character and appearance of other farm house dwellings which would be both contrary to policy and to the detriment of the visual amenities of the open countryside.



	3/2007/0230/P
	Outside covered drinking area to side elevation and new draught lobby 
	Traders Arms

Mellor Lane

Mellor
	The proposal by virtue of its location on site is considered contrary to Policy G1 of the Districtwide Local Plan, in that the proposed outside covered drinking area so close to residential properties would give rise to nuisance from noise and smoke to the detriment of the residential amenity of occupiers of the adjacent dwellings.



	3/2007/0232/P
	Partially retrospective application for change of use of agricultural buildings to commercial use for mail order car parts unit
	Kitchen Green Farm

Preston Road

Ribchester
	Policies G1 and EMP9 – Inadequate access for commercial use to the detriment of highway safety.


	3/2007/0249/P
	Demolition of two storey rear extension and erection of three storey rear extension and internal alterations 
	57 Mellor Lane

Mellor
	Policies G1, H10 and SPG “Extensions and Alterations to Dwellings” – Overbearing effect and loss of light to neighbouring properties.  



	
	
	
	

	
	
	
	

	3/2007/0264/P
	One x non-illuminated fascia sign and one x traditional hanging sign illuminated with downlights.  Resubmission 
	7 Church Street

Clitheroe
	The proposed advertisement scheme would be harmful to the character and appearance of Clitheroe Conservation Area and the setting of nearby listed buildings because of the detachment of fascia and projecting signs, the obscuring of architectural details, and objecting sign size and bracket/illumination housing form.  This would be contrary to Policies ENV16, ENV19 and S14 of the Ribble Valley Districtwide Local Plan.  



	3/2007/0308/P
	Erection of boundary wall 
	The Bungalow

Clitheroe Road

Knowle Green
	The proposal has significant detrimental visual impact and would severely harm the character of the AONB. 


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

	3/2006/0731

D
	4.12.06
	Mr & Mrs V Mulhearn

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

1 King Street

Clitheroe
	WR
	_
	AWAITING DECISION



	3/2006/0708

D
	21.12.06
	Mr M Kendray

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

Moorstones Barn

Knotts Lane

Tosside
	WR
	_
	AWAITING DECISION



	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
	_
	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
	-
	Awaiting site visit



	3/2006/1038

D
	12.4.07
	Ray Standring

Repairs: renovate existing windows to rear, front windows to remain, plaster patching to existing and internal decoration (Listed Building Consent)

58 Moor Lane

Clitheroe
	WR
	_
	Notification letter sent 13.4.07

Questionnaire sent 20.4.07

RVBC statement sent

Awaiting site visit



	3/2006/0788 & 0789

D
	16.4.07
	Cathy Smith & Stosie Madi

To construct single storey extension with a roof terrace

Weezo’s at The Old Toll House

1-5 Parson Lane

Clitheroe
	WR
	_
	Notification letter sent 19.4.07

Questionnaire sent 25.4.07

RVBC statement to be sent by 24.5.07

Awaiting site visit

	3/2006/0849

O
	9.5.07
	Mr A and Mrs A M Spencer

Conversion of workshop/office into two affordable flats

G D Porter

Woone Lane

Clitheroe
	WR
	_
	Notification letter and questionnaire to be sent by 22.5.07


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

	INTRODUCTION:
	This application was considered by the Committee at its last meeting on 26 April 2007.  Members deferred a decision in order for a sample panel to be constructed on site of the stone which is proposed to be used in the construction of the replacement dwelling, and for this panel to be viewed by Committee Members.

At the time of preparing this update to the report, the panel had not been constructed.  In the event that the panel has been constructed and viewed by Members between report preparation and the Committee meeting, I again recommend that planning permission be granted subject to conditions.  Otherwise, it may be necessary for a decision to be again deferred to a future meeting of the Committee.  The original report is repeated in full below. 



	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: 3/2007/0130/P
(GRID REF: SD 7532 5229)

PROPOSED HOUSE REFURBISHEMENT, EXTENSION INTO BARN AREAS (CHANGE OF USE), REPLACE EXISTING PORCH WITH SUN LOUNGE TO REAR, DEMOLISH EXISTING MODERN OUTBUILDINGS AND REPLACE WITH GARAGE/STABLE BLOCK AT GREENWOODS FARM, TINKLERS LANE, SLAIDBURN

	PARISH COUNCIL:
	The Parish Council has no objection to the changes to the house, except that the porch at the front seems excessively large and not in keeping with the rest of the building.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.




Proposal

This planning application is for the renovation and redevelopment of the farmhouse and barns and can be divided into three main proposals.

Firstly, the conversion of two attached barns on either end of the farmhouse into additional living accommodation to be used in conjunction with the original dwelling.  This would involve the utilisation of existing openings in the barns for new window and door openings and the insertion of some new window and door openings.  The plans have been amended to remove a single storey extension to the south facing elevation of one of the barns (east side).   

Secondly, planning permission is sought for a traditionally designed sun lounge extension to the south facing elevation of the farmhouse consisting of a stone wall base, oak frame and slate roof above.  The maximum dimensions are approximately 4.5m x 4.4m x 3.4m to the pitch.  

Thirdly, it is proposed to demolish the large former office building and traditional stone building, both at the rear of the farmhouse, and to replace with an ‘L’ shaped stable and garage block.  The maximum dimensions are approximately 16.5m x 9.1m x 3.8m to the pitch.  This building would be faced in natural stone and render with a slate roof.

Site Location

Greenwoods Farm is an isolated property situated on the south side of Tinklers Lane, midway between Slaidburn and Bolton-by-Bowland, within the aonb. 

The site consists of the original farmhouse and two attached barns (one on either side of the house), a small stone outbuilding and a large agricultural type building (last used as an office), both at the rear of the farmhouse.  

Relevant History

3/99/0356/P – New garage and conversion of attached outbuildings for additional bedrooms, entrance and storage room.  Refused 28 November 2000.

3/97/0206/P – Conversion of disused outbuilding for office use.  Approved with conditions 29 April 1997.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H17 - Building Conversions - Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the principle of the proposed development and the resulting impact on the character and appearance of the Area of Outstanding Natural Beauty.  There are no nearby residents.

It is considered that there are no objections in principle to the change of use of the two attached barns into additional residential accommodation.  The dwelling would remain as one residential unit and there is no proposed increase in housing numbers.  The amended plans detail a sympathetic scheme of conversion.  Existing window and door openings would be utilised and the need for new openings has been minimised.  Two existing wagon door openings would be utilised thereby maintaining the character of the building.  An extension to the south facing elevation of the east barn has been removed from the plans.  

The sun lounge extension to the rear is, in my opinion, of sympathetic design and, as it would be attached to the farmhouse, there will be little impact on the character of the barns.  This element of the proposals would not be visible from the lane.

The proposed removal of the large former office building will approve the appearance of the site and the surrounding area as this building is clearly visible from the lane and is an unsightly structure in a poor state of repair.  The replacement of this building with a smaller garage/stable block in stone and slate would enhance the appearance of the immediate surroundings.  This proposed building would be well related to the farmhouse.

In summary, the refurbishment of the house and barns and replacement of the existing office building would enhance the character and appearance of the Area of Outstanding Natural Beauty and the application therefore accords with the terms of Policy ENV1.  

It is for the above reasons that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 3 April 2007.


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

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


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

3.
No works can begin until a survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature Species Protection Officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or any other protected species, and the survey results passed to English Nature and the Local Planning Authority.


If such use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.


REASON: To comply with Policies G1, ENV7 and H16 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

4.
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.

5.
All new and replacement door and window head and sills shall be natural stone to match existing.


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

6.
All new and replacement gutters shall be cast iron or aluminium supported on ‘drive in’ galvanised gutter brackets.


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

7.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


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

8.
The proposed garage/stable block 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”.

9.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

APPLICATION NO:
3/2007/0190/P (PA) & 3/2007/0191/P (LBC) (GRID REF: SD 377611) 

PROPOSED VERTICAL EXTENSION OVER EXISTING GARAGE/WORKSHOP TO FORM FIRST FLOOR BED/SITTING, BATHROOM, STORE AND KITCHEN.  ALTERATIONS TO GROUND FLOOR TO CREATE NEW WC.  EXITING GLAZED ROOF TO CONSERVATORY REPLACED WITH STONE SLATE ROOF TO MATCH EXISTING AT ARCHES COTTAGE, SAWLEY

	PARISH COUNCIL:
	No representations received.

	
	
	

	LCC (ARCHAEOLOGY):
	No archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from the residents of 2 Spread Eagle Barn, Main Street, Sawley which makes the following points:



	
	1.
	Their lounge faces south and the planned extension.  The current structure is 10m from their property and is 4-5m high restricting light.  An additional storey would reduce light further.  In 2006 a Leylandii hedge was removed along their west boundary to improve lighting levels.  



	
	2.

	Their HM Land Registry documents say that Archway Cottages is bound under covenant not to make or suffer to be made any substantial alterations or additions affecting the elevation external structure or stability of any building on the property nor to erect or set up or permit to be erected or set up upon any part of the property any new building or structures (including wall or fence) without the previous consent in writing of the transferrer (the objector and his wife) and to carry out any works so permitted and in accordance with any conditions subject to which the consent may be granted including conditions relating etc etc.



	
	The objector does not give consent for this proposed extension.  


Proposal

In 1999 permission was granted for the part demolition and alteration of single storey outbuildings adjacent to the west gable of Arches Cottage to form a garage/workshop, and a glazed extension to link the outbuildings to the Cottage.  This has been implemented.  In September 2001, listed building consent and planning permission was granted for a first floor extension over the garage/workshop to extend the residential accommodation.  These permissions have now expired.  Planning permission and listed building consent is again sought for a first floor extension above the garage/workshop to provide bed/sitting, bathroom, store and kitchen accommodation.  Ridge and eaves heights are to be raised by 1.6m and 1.4m respectively.  This results in maximum building heights of 5.9m (south elevation) and 5.8m (north elevation).   The south elevation is shown to have three 2 – light mullioned windows.  The north elevation roof is shown to incorporate two roof lights.  Walls are shown to be random stone to match existing, existing roof slates are to be reused and mixed with new where necessary.  Windows are proposed to be hardwood to match existing with all new openings to have natural stone heads, sills and jambs.  

The scheme also includes a new proposal to replace the existing link glazed roof with a stone slate roof to match existing.  

Site Location

Arches Cottages is a two storey dwelling with gable (east) fronting Main Street and extensions to the west.  It is within the Forest of Bowland Area of Outstanding Natural Beauty.  Arches Cottage is grade II listed, possibly dating from 1600, with later alterations and possible earlier remains.  At the time of listing it was a pair of houses.  The building is prominently sited within Sawley Conservation Area with public views of its front (south) and rear elevations.  The site is faced by Sawley Abbey scheduled monument and a number of other listed buildings are close by including the Spread Eagle Hotel (barn) immediately adjacent.  

Relevant History

3/2001/0359 & 3/2001/0358 – Extension over garage workshop to form extension to residential accommodation.  Planning permission and listed building consent granted 13 September 2001.

3/2000/0662/P – Alteration to existing log store to form study – listed building consent granted 31 October 2000.

3/1999/0328/P & 3/1999/0325/P – Alteration of two cottages to form single residence, partial demolition of outbuilding, glazed link extension and alterations to windows, new driveway and wall.  Planning permission and listed building consent granted 15 June 1999.  

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Joint Lancashire Structure Plan Policy 21.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the applications is the degree to which policy and legislation has changed since listed building consent and planning permission was granted in September 2001.  In my opinion, there has been no significant material change to the relevant policies and legislation.  Therefore, whilst I am mindful of the concerns of the adjoining residents and of the architectural and historic context of the site, I would recommend that listed building consent and planning permission be granted.  In my opinion the proposed development does not have a significant overlooking, overshadowing or overbearing impact upon adjoining residential properties.  However, I would recommend that if Members are minded to approve the application that conditions be attached restricting permitted development rights to insert new windows in the north and west walls and insisting upon obscure glazing to the first floor store.  I would advise Members that the existence of a restrictive covenant on development is not a material consideration in the determination of the application.

Part of the site is shown to be within the Environment Agency’s Flood Zone 2 area.  Whilst a flood risk assessment does not accompany the applications, I do not consider that this first floor development presents any significant issues in this regard.

In my opinion the replacement of existing link glazed roof with a stone slate roof would have an acceptable impact upon the character and setting of the listed building. 

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the listed building, Sawley Conservation Area and the amenities of adjoining and nearby residents.  

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

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


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

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


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

3.
The proposed rooflights shall be flush fitting with the roof slope details of which including materials finish and opening mechanism shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


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

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building's north and west elevations shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

5.
The first floor store window shall be obscure glazed in accordance with details which shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works, and retained as such in perpetuity.


Reason: In order to safeguard nearby residential amenity in accordance tithe Policies G1 and H`0 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance ‘Extensions and Alterations to Dwellings’.

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

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


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

2.
The proposed rooflights shall be flush fitting with the roof slope details of which including materials finish and opening mechanism shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


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

APPLICATION NO:
3/2007/0201/P
(GRID REF: SD 372593 435358)

PROPOSED TWO STOREY EXTENSION AND RE-DESIGN OF EXISTING DWELLING AT LYNWOOD, PAINTERWOOD, BILLINGTON, LANCASHIRE, BB7 9JE FOR MR S. SHAW.

	PARISH COUNCIL:
	The Parish Council object to this application as it is an enormous development and will contravene Policy H14, and have a detrimental impact on the landscape.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

The application seeks to extend the existing single storey bungalow by re-designing the bungalow internally, using the land levels on site to create a new ground floor and by adding a two-storey extension. In doing so, the property will be viewed from the roadside as a two-storey property but from the rear as a bungalow, with the additional floor area will create a property with 5 bedrooms (3 with en-suite), a bathroom, gymnasium, shower/wet room, kitchen, morning room, utility and a large, lounge/dining room area.

Site Location

The site is located on land designated as Green Belt, on the outskirts of the settlement boundary of Billington, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2004/0201 – Proposed single storey extension – Granted Conditionally.

3/1981/0839 – Proposed detached games and hobbies room – Granted Conditionally.

3/1978/1097 – Proposed extensions and alterations to existing bungalow – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks to extend the existing single storey bungalow by re-designing the bungalow internally, using the land levels on site to create a new ground floor and by adding a two-storey extension. 

The property is situated within the open countryside and Green Belt, and as such Policies ENV3 and ENV4 are applicable, as is Policy H14, which relates specifically to the rebuilding/ replacement of dwellings in the open countryside. Of particular note is the requirement that any increase in the size of the property should not be excessive, and as a rule of thumb in open countryside the floor area of the dwelling should not be increased by more than 33%, however the SPG notes that in considering applications for sites on the fringe of settlements or with close visual linkages to settlements, the 33% figure may be relaxed to a degree. Should permission be granted for the proposed extensions and alterations to the property, the floor area of the dwelling will be approx. 289 square metres, which compared to the existing floor area of the dwelling at 164.7 square metres, is an approx. 75% increase. The property will also see the roof of the property raised by approx. 2.1 metres. However, given that the existing property is already a reasonably, large bungalow, it is considered the proposal acceptable.

As such, although the proposal exceeds the guidelines by a small amount, it is considered that by virtue of the following;

· The site is only 300m from the settlement boundary of Billington,

· The extensions and alterations to the dwelling have been designed to keep the impact of the proposal to a minimum, whilst at the same time creating a more modern living space,

· It is sympathetic in size and design compared to the mixture nearby adjacent dwellings,

· The existing dwelling is of no real architectural merit, and its replacement will cause no significant loss to the area, and

· In terms of the effect on the countryside setting, the proposed alterations and the extension will be constructed using local stone and natural slates, which will enable the property to blend in with nearby dwellings.

It is considered that the proposal complies with the relevant Policies and on the basis of this, will have no significant detrimental impact to either the original character of the building or the visual amenities of the open countryside settings. The application is therefore 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 23 April 2007.


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

3.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 2 March 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:
3/2007/0203/P
(GRID REF: SD 6592 3105)

PROPOSED REPLACEMENT DWELLING AT 44 MELLOR LANE, MELLOR

	PARISH COUNCIL:
	No representations received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highways observations to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from adjoining residents who say that they have no objection in principle to the development of the site, but they object to this particular proposal for the following reasons.



	
	1.
	The proposed replacement dwelling represents a 110% increase over the floor coverage of the existing dwelling and its garage which are to be demolished.



	
	2.
	The house will be within 1m of the northern boundary to our property and within 2m of our eastern boundary.  We understand the reason for this is to maximise sunlight during the evenings to the west of the new house but, in our opinion the remaining terraced cottage to the west will provide significant shade to the garden of the proposed dwelling.  



	
	3.
	The proposed single garage and manoeuvring area are insufficient for a dwelling of this size.  This is likely to lead to cars being parked on the road to the detriment of highway safety.  



	
	4.
	The proximity of the property to their dwelling could affect the continued viability of the mature Hawthorn hedge to its northern boundary and mature trees along the eastern boundary, including the protected trees adjacent to the road.  they would like to see these retained as they watch the wildlife for which they provide a habitat.  



	
	
	

	
	5.
	The roof line of the new house will be some 0.8m above that of the terraced cottages next door.  This is a significant increase in roof line which would be out of keeping with the existing cottages and make the new development seem overbearing.



	
	6.
	A proposed window in the side elevation facing their property and serving the roof space of the proposed dwelling would adversely affect their privacy.  



	
	7.
	Overall, they consider that the proposal represents a gross over development of the site.


Proposal

Permission is sought for the demolition of an existing end of terrace cottage and its large triple garage, and erection of a four bedroomed detached house with attached single garage.  

The house would be sited close to the northern and eastern site boundaries.  Its main two storey element would measure 13.2m x 11.4m and it would have a single garage attached to the eastern half of its front elevation and a single storey sun room attached to the rear part of its western side elevation.  The proposed external materials are stone walls and a natural slate roof.  

The house would be 5.4m high to the eaves and 7.8m to its ridge.  The land upon which it is to be built ranges between approximately 1m and 1.8m higher than the level of the adjoining terraced property (No 42) which is to be retained.  The land level is therefore to be lowered in order to provide a gradual stepping of the roof lines between No 42, the new dwelling at No 44, and the detached house on higher ground to the east, No 46.  

Access would be via the existing access into the site, and the parking/turning area would be provided in front of the house.  Small garden areas would be provided to both sides and at the rear of the dwelling.  

Site Location

The site is located on the north side of Mellor Lane, Mellor.  It comprises the eastern end property of a terrace of four cottages which has a garden area and large detached garage to its eastern side.  It is adjoined to the west by the rest of the terrace, and to the east by a detached house which is positioned much further away from the road than the terrace of houses.  To the rear and, on the opposite side of the road, at the front are open fields.  

The site is within the open countryside to the north east of the settlement of Mellor.  The land to the south, on the opposite side of the road, is Green Belt.

Relevant History

None.

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

The other three properties in this terrace are attractive stone cottages with slate roofs.  The property to which the application relates, however, has a large two storey flat roofed extension with a pebble dashed finish.  Its large prefabricated detached garage is also in a poor state of repair.  Overall, this property seriously detracts from the appearance of the locality.  

Permission is therefore sought for its demolition and replacement with a detached house.  This would, of course, entail making good what would become the exposed gable end of the existing attached property.  

Policy H14 of the Local Plan says that the rebuilding or replacement of dwellings in the open countryside will be permitted subject to the following criteria:

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

2.
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.  

3.
The creation of any extra curtilage will be assessed in relation to Policy H12.  

4.
The terms of Policy G1 will apply.  

With regards to the first criteria, this property is vacant in a poor state of repair, but its residential use has clearly not been abandoned.  

With regards to the second criteria, the floor space of the proposed dwelling and its attached garage would represent an approximately 100% increase in the size of the existing dwelling and garage which are to be demolished.  It would, however, be of stone construction with a slate roof in keeping with the remaining cottages and also the detached house adjoining the site to the east.  

In respect of criteria 3 there is no proposed increase in residential curtilage.  

Overall, as a replacement for a very unattractive dwelling, I consider that the proposal satisfies the first three criteria of Policy H14 and is therefore acceptable in principle.  

Policy G1 referred to in criteria 4 relates to the detailed development control considerations such as highway safety, visual amenity, and effects upon the privacy and amenities of neighbouring residents.  With regards to highway safety, and in response to an objection raised by an adjoining resident, the County Surveyor has no highway observations to make on this application, considering the access, parking provision and turning arrangements to be satisfactory.  

With regards to visual amenity, I consider that the proposed dwelling would form an attractive part of the local landscape/street scene.  By virtue of the proposal to lower the ground level its height would provide an appropriate ‘step’ between the cottages on lower ground and the detached house on higher ground.  Its precise siting would also provide a similar ‘step’ in the horizontal sense between the cottages sited close to the pavement edge and the detached house which is sited considerably further back from the pavement.  

The owners of the adjoining detached property have concerns about their privacy.  The application takes this into account by showing two first floor windows in the rear elevation as obscure glazed.  However, the plans also show windows in the side elevation of the dwelling which would overlook their front garden.  I do not consider that the ground floor windows in that elevation would adversely affect the neighbours privacy, but I propose that three windows at first floor level (which comprise two secondary windows to a bedroom and a window to a dressing room) and one serving the roof space, be subject to an obscure glazing condition.  A report has been submitted with the application in which it is stated that there is no evidence that the existing dwelling is used by bats.  A condition is still required, however, to ensure that the works are carried out in accordance with other recommendations comprised in the report. Overall, subject to appropriate conditions, I consider that the proposal would provide an attractive replacement for the existing unattractive dwelling without any seriously detrimental effects on either the amenities of any nearby residents or highway safety.  

SUMMARY OF REASONS FOR APPROVAL

The proposed replacement dwelling would have no seriously detrimental effects upon visual amenity, the amenities of any neighbouring residents or highway safety. 

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

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


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

2.
Prior to the commencement of any demolition works on the existing dwelling, precise details of the means of making good the exposed gable wall of No 42 Mellor Lane, including details of the external finish of that wall, shall be submitted to and approved in writing by the Local Planning Authority.  These works shall be carried out to the satisfaction of the Local Planning Authority prior to the commencement of construction works on the approved replacement dwelling.


REASON: In the interests of the amenities of the owners/occupiers of that neighbouring dwelling, and the visual amenities of the locality, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

3.
Prior to the commencement of construction works on the approved replacement dwelling, details of any proposed boundary treatment of its curtilage (ie walls, fences or hedges) shall be submitted to and approved in writing by the Local Planning Authority.  Any walls or fences comprised in the approved details shall be erected prior to the first occupation of the dwelling, and any hedges should be planted on the first planting season following its completion for its first occupation whichever is the sooner.


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

4.
Any hedgerow planting, which within a period of five years from its panting dies, is removed or becomes seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written approval to any variation.  


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

5.
The proposed access, garage and parking/turning area shall all be provided in accordance with the approved plans prior to the first occupation of the dwelling and, thereafter, shall be retained permanently available and clear of any obstruction to their designated use.


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

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

7.
The two first floor windows in the rear elevation of the dwelling and the three first floor windows and one window serving the roof space in the eastern side elevation of the dwelling shall be obscure glazed to the satisfaction of the Local Planning Authority and shall remain in that manner in perpetuity.


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

8.
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 (insert).


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: 3/2007/0229/P
(GRID REF: SD 7727 3544)

PROPOSED GROUND FLOOR EXTENSION AND ROOF LIFT AT HIGH LEA BUNGALOW, WHINS LANE, SIMONSTONE

	PARISH COUNCIL:
	The height of the roof will impede the view from the properties close by and the Parish Council would like the Local Planning Authority to take this into consideration when deciding the application with possible amendments.  Apart from this there are no objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received in which it is commented that:

Whilst we have no objection in principle to the development of this building, we are of the opinion that the scale of the proposals are at the very limit of what could be considered acceptable, given its location and proximity to other High Lea properties.  In particular we consider that the proposed new roof height, being 1.65m above the existing low level roof, will have an inevitable impact on the immediate surroundings.


Proposal

This planning application seeks planning permission for extensions and alterations including extensions to the front elevation and a roof lift thereby creating first floor accommodation.  The roof lift would take the ridge height of the building from 4.6m to approximately 6.2m.  Other than the roof lift, the appearance of the rear elevation would remain fundamentally the same with the main alterations proposed to the front and side elevations.  As well as 2 ground floor extensions, two dormer extensions are proposed, together with a pitched roof projecting at a right angle from the main roof, to a maximum height of approximately 6.2m.

Site Location

The bungalow is a detached property situated at the end of a private drive to the north of Whins Lane, within an area of open countryside.  There are 3 other nearby dwellings, namely High Lea House, Barn and Cottage, all to the south of the site.

Relevant History

12/77/0181 – Extension to dwelling.  Approved with conditions 27 May 1977.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are the impact on the amenities of the nearby occupiers and the impact on the appearance of the building and the surrounding area.

The Parish Council have commented that the raised roof will impede the view from nearby properties, however, as Members will be aware, this is not a material planning consideration.  High Lea Bungalow is on higher ground in relation to the neighbouring properties but the small increase in maximum roof height from 4.6m to 6.2m is unlikely to significantly impact on the neighbours in respect of loss of light.  There is a high garage/store building within the curtilage of High Lea Barn situated between the barn and the application site and this would appear to overshadow High Lea Barn.  The roof of the application building is seen above the garage due to the change in land levels.  There is a high hedge on the boundary between High Lea Cottage and the application site and, for the reasons given above, loss of light to this neighbour would be within acceptable limits.  The BRE 45o rule on loss of light is not applicable to this application.  There is very little alteration proposed to the rear elevation facing towards the neighbours, therefore, overlooking to the neighbours would not significantly increase.

Turning to visual amenity, the proposed extensions are considered sympathetic additions to the property, which lends itself to such extensions.  A public footpath runs through the site and there are clear views of the property from here, however, given that the extensions are sympathetic, the impact on the appearance of the area is considered acceptable.

I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/0236/P
(GRID REF: SD 7337 3623)

PROPOSED NEW TOILET FACILITY AT GARDEN AREA ADJACENT TO WHALLEY BUS STATION, OFF KING STREET, WHALLEY

	PARISH COUNCIL:
	The Parish Council has submitted this planning application and therefore considers that it is inappropriate to comment.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ArchaeologY):
	No observations to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Five letters and a petition signed by 22 residents of Vale House Close have been received.  The objections can be summarised as follows:



	
	1.
	Foul smells will mean residents will not be able to open their windows.  Previous toilets on this site were demolished some years ago due to foul smells. 



	
	2.
	Increased height of wall by 500mm will result in loss of light to residents of Vale House.  



	
	3.
	Maintenance of the wall will be impossible due to distance of only 400mm between back wall of toilets and boundary wall.  Refuse will collect in this area with no means of clearing it.



	
	4.
	The design of the building is modern and not sympathetic to the surroundings.  A simple rectangular structure would be more appropriate.



	
	5.
	There are more appropriate, alternative sites for this proposal.  



	
	6.
	Noise disturbance from congregating youths.



	
	7.
	Threat to health and well-being of elderly residents due to flies and germs etc.



	
	8.
	Light pollution.



	
	9.
	Concerns over what hours the facility will be open.




Proposal

Whalley Parish Council has submitted this planning application which consists of a new public toilet facility having maximum dimensions of approximately 15.8m in length, 5.3m in width, 2.2m to eaves and 4.1m to the pitch.  The design of the building is modern having a curved frontage on to the bus station, a mono pitched roof below which are ceramic privacy glazing with LED strip illumination to the rear of the glass.  The building would be faced in randomly coursed natural stone with a slate roof.  

The boundary wall at the rear of the proposed building, which forms a boundary with Vale House, would be increased in height by approximately 750mm, from approximately 1.7m to 2.4m.  It should be noted that Vale House is situated on lower ground (approximately 1m lower) than the application site).  

Four semi mature trees would be removed to accommodate the building and the Parish Council would replace these elsewhere within the site.  

Site Location

The site is a landscaped area on the south side of the bus station with residential properties on Vale House Close to the rear and side of the proposed building.  There are clear views of the site from both King Street and Woodlands Drive and the site is within the Whalley Conservation Area.

Relevant History

3/88/0507/P – Resurfacing, landscaping and new bus shelters.  No objections 13 September 1988.

Relevant Policies

Policy G1 - Development Control.

Policy G6 - Essential Open Space.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are compliance with plan policy, impact on residential amenity and effects on visual amenity.  

Turning firstly to the principle of the proposed development, the site lies within Essential Open Space, however, the proposal would appear to be the type of use which would be acceptable in these designated areas.  The site is located centrally within the village and will be clearly visible from King Street and Woodlands Drive, in contrast to the existing toilet facility, which is hidden from view at the rear of King Street, Queen Street and Princess Street.

Residents of Vale House Close are principally concerned about loss of light as a result of the increased height of the boundary wall and from the building itself, and also odour nuisance.

In my opinion, loss of light to the residents would not be significant.  Whilst the residential properties at the rear of the proposed building are on slightly lower ground than the application site, the increase in boundary wall height is only 750mm, the eaves line of the proposed building is lower than the boundary wall, and the pitched roof would slope upwards away from the neighbouring properties.

The Council's Environmental Health Officer initially raised a concern about odour nuisance, however, having now seen details of the proposed location of the vent, which is to be towards the front of the building (approximately 10m away from the nearest residential unit), he would not object on this point.

Turning to visual amenity, the site is within the Conservation Area, and the design of the proposed building is modern, however, the site is clearly separated from the historic parts of the Conservation Area and is stand alone.  The main views of the proposed building will be against the backdrop of relatively recent residential development on Vale House Close and Woodlands Drive.  Therefore, in this context, I believe that the proposal would form an interestingly designed feature in the Conservation Area and will preserve, and enhance the Conservation Area.  

The Council's Countryside Officer is of the view that the existing four semi mature trees can easily be replaced with four new trees elsewhere on site, the type of which could complement the contemporary style of the building.

In summary, I acknowledge the concerns of the nearby residents, however, the proposal is considered acceptable for the reasons given above and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 3 May 2007.


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

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.  Replacement tree planting shall consist of:

· Five 3.3-5m 75 Lt multi-stem Betula utilis Jaquemontii (Himalayan Birch)

· Planted one each in the centre of the grassed garden areas located either side of the sun dial and one in the centre of each of the flower beds.


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

4.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

APPLICATION NO:
3/2007/0241/P
(GRID REF: SD6508 3073)

PROPOSED REAR EXTENSION, LOFT CONVERSION AND PARKING TO SIDE AT 13 CHURCH LANE, MELLOR

	PARISH COUNCIL:
	Objects to the proposals on the following grounds.



	
	1.
	The front car parking is not in-keeping with the character of Church Lane.



	
	2.
	The proposed parking area will be a hazard to other road users.



	
	3.
	Over intensive development – residents on Church Close at the rear will be adversely affected.



	
	4.
	The plans are difficult to decipher.  Greater clarity is required. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received in which the following points are raised.



	
	1.
	The inclusion of off-road parking will limit the number of parking places on Church Lane available for other residents.



	

	2.
	Access to and from the off-road parking could prove dangerous due to the narrowness of the road.  It could prove hazardous for pedestrians.



	
	3.
	The proposed car parking will urbanise the village adversely affecting its character.  



	
	4.
	Work to the loft area would have to be done so no damage/disturbance affects the adjoining property.



	
	5.
	Building works may involve using the green lane at the rear of the property causing potential damage.  This should be reinstated to its former condition on completion of the project.


Proposal

Planning permission is sought for a two storey extension and dormer extension at the rear of the property.  The maximum dimensions of the two storey extension are approximately 3.5m x 2.4m (floor area) x 5.1m to eaves and 6.3m to the highest point, where the roof over the extension will form a catslide with the main roof.  This extension would provide an enlarged kitchen with a bedroom above.  The extension would be faced in red brick with a slate roof, to match existing.  

A rear dormer extension would be a replica of the dormer at the next door property, No 11 Church Lane.  The width would be approximately 2.4m, the height approximately 1.9m and the projection from the roof slope approximately 3.1m.  

The loft conversion and the creation of off-road parking to the front and side of the property, created by removing the front boundary wall, would not require the benefit of planning permission. 

Site Location

The building is a substantial semi-detached dwelling with a stone frontage and red brick side and rear elevations, under a slate roof.  It is directly opposite the Mellor Post Office.  There are neighbouring properties to both sides on Church Lane and at the rear on Church Close.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The proposed creation of off-road parking to the side of the property is indicated on the submitted plans and is the main concern of the two residents and the Parish Council.  However, as this does not require planning permission, it should not be considered in determining the planning application.  The main issues to consider, therefore, are the impact on visual and residential amenity as a result of the extensions proposed at the rear.  

No 11 Church Lane (to the side of the application building) has a rear conservatory extension, which may be overlooked by the small window in the side elevation of the proposed two storey extension.  This proposed window is to serve a bedroom and would not, in my opinion, cause significant loss of privacy to the neighbour’s conservatory and rear garden.  Loss of light to this neighbour would not be significant due to the fact that the proposed extension will be seen against the backdrop of the existing dwelling.  

The neighbouring property on the other side, No 15 Church Lane would not be materially affected by the extension.  However, this neighbour has raised a concern about potential damage/disturbance to their property as a result of the loft conversion works.  This point is not a material planning consideration.  

The rear dormer extension may result in some overlooking to the neighbouring dwellings at the rear on Church Close, however, this would be from a high level and at a distance of approximately 15m, and would not, in my opinion, prove significantly intrusive.  

In terms of visual amenity, the proposals are considered to be sympathetic additions to the property but in any case would not be particularly visible from the front aspect (Church Lane).  

I therefore consider that this scheme is acceptable 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.

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 19 March 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:
3/2007/0271/P
(GRID REF: SD 6408 4096)

PROPOSED AMENDMENT TO ALREADY APPROVED GARAGE PLANS TO INCORPORATE RECREATION ROOM OVER GARAGE SPACE AT WOODSTRAW BARN, FORTY ACRE LANE, THORNLEY

	PARISH COUNCIL:
	No representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who objects to the proposal for reasons which are summarised as follows:



	
	1.
	The application site comprises a converted barn which originally had several low standing agricultural buildings which have been demolished to be replaced by a single storey garage of natural stone construction with a slate roof to be in-keeping with the tradition of farm buildings.  The plans appear to show that the walls will now be rendered, which would be inappropriate for this site and locality.  



	
	2.
	The plans show a chimney which also appears to be of an industrial type which would be inappropriate in the Area of Outstanding Natural Beauty.  



	
	3.
	The proposed increase in the height of the building would be contrary to Policy H17 of the Local Plan which relates to design matters in respect of the conversion of rural buildings to dwellings.  



	
	4.
	The increased height will also have a detrimental effect on the screening which has been required by a condition on a previous planning permission (granted on appeal) relating to this building, and upon existing plants and hedgerow. 

	
	5.
	The position of the garage so near to the edge of the brook will make maintenance difficult, and any increase in the height of the building will make maintenance impossible.  



	
	6.
	The proposed increase in height and other proposed alterations were not mentioned at the appeal, and could invalidate the reasoning of the Inspector in his decision to allow the appeal.  



	
	7.
	There is a fear that the garage will be used either to operate a business from, or for residential use.  



	
	8.
	This is the fourth application regarding this garage which shows a deceptive and gradual creeping development.  


Proposal

This scheme is for alterations to a previous approved garage. 

The building as approved on appeal measures 11.8m x 6.4m with an eaves height of 2.9m and a ridge height of 5.2m.  Its external materials comprise random natural stone to all four walls with a slate roof.  It is to be used as a garage and for domestic storage purposes with no accommodation proposed at first floor level, and is to be sited close to the eastern edge of the extended curtilage, as also authorised by the appeal decision.  

It is still proposed that the building would be erected in the approved position, but this application seeks permission for a number of alterations to its size, height, design, use and external materials as follows:

1.
It is now proposed to be 0.5m wider at 6.9m.  This is the result of the provision of cavity wall insulation in view of the proposed first floor accommodation.  

2.
Its eaves height is to be increased by 0.7m to 3.6m and its ridge height by 0.75m to 5.95m.  

3.
A first floor is to be formed within the roof space to be used as a recreation room.  A WC and a wood burning stove are shown to be provided on this floor.

4.
A flue for the stove would project through the eastern end elevation and project 0.5m above the ridge height of the building.

5.
Two first floor windows added to the eastern gable elevation, but a previously approved door and ground floor window in that elevation omitted.  

6.
Two ground floor and one first floor windows to be formed in the western gable elevation, which, as approved, had no door or window openings.  

7.
As approved the front elevation includes a double width garage door and two single width garage doors.  It is now proposed to have one personal door and three garage doors of equal width.

8.
The front and both gable elevations are still to be of natural stone construction, but it is proposed that the rear elevation will be rendered (as this will immediately adjoin an existing timber stable building which has been approved and erected under reference 3/2005/0668/P).

9.
Three roof lights to be formed in the front roof slope.  

Site Location

Woodstraw Barn is a detached former agricultural building situated towards the bottom of Forty Acre Lane, within the Forest of Bowland Area of Outstanding Natural Beauty.  The building is opposite Woodstraw Farm, across the road.  The land rises gradually from Rock Brow up Forty Acre Lane but becomes steeper around the area of Woodstraw Barn.  Apart from Woodstraw Farm, the only other neighbours are to be found to the east, with the nearest, Brook House, approximately 60m from the building to which this application relates.  

Relevant History

3/02/0209/P – Conversion of existing barn and yard area to form a single dwelling house and curtilage.  Approved with conditions.

3/03/0987/P – Conversion of barn to form one dwelling together with the erection of detached double garage and stables.  Approved with conditions.

3/04/0268/P – Proposed change of use of agricultural land to form ménage and temporary stable block.  Approved with conditions.

3/05/0668/P – Erection of timber stable block.  Approved with conditions. 

3/05/0886/P – Change of use of garage/stable block, extension of domestic curtilage, and rebuilding of two external walls.  Refused but conditional permission granted on appeal.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

The permission for the conversion of the barn which has been implemented (3/2003/0987/P) included a detached building measuring 11.8m x 6.4m containing a double garage, two stables and a tack room.  The base of the approved building was subsequently formed, but in a position 6m to the east of its approved position and, therefore, 6m further away from the barn building itself.  Permission has subsequently been granted on appeal for the building to be completed in that amended position.  

In granting planning permission for curtilage buildings at barn conversions, a major consideration is to ensure that the new building does not detract from the appearance and character of the building which is to be, or has been, converted.  In my opinion, in its approved amended position 6m further away from the main building, the detached building will have considerably less of an effect on the character of the former barn than would have resulted had it been erected in its originally approved position.  

A nearby resident has objected to the proposed amendments to the approved building for reasons which have been summarised previously in the report.  In considering the scheme and its impact, it is right to have some regard to other buildings in the locality, of which there is a triple garage with ancillary accommodation of the adjacent property.

Notwithstanding that the neighbour’s property is a farmhouse, and this application relates to a barn conversion, I consider that the effects of the two buildings on the appearance and character of the AONB would be very similar.  The neighbour refers to Policy H17 of the Local Plan, but this relates to design issues in respect of the building to be converted rather than to any detached curtilage buildings.  With regards to each of the proposed alterations to the building, I comment as follows:

· The proposed slight increase in the width and height of the building would have minimal impact on the appearance of the locality.

· The proposed use of the upper floor as gymnasium/recreation room is not dissimilar to the use of the upper floor of the neighbour’s building.  The use of the building for private domestic purposes, and to prevent its conversion to living accommodation can be covered by an appropriate condition in the event permission being granted.  

· Subject to a condition which requires precise details of the external flue, including its external colour finish (which should be a matt black or matt brown rather than any gloss or steel colour) to be submitted to and approved by the Local Planning Authority, I do not consider that this relatively minor element of the proposal would have any seriously detrimental effects upon the appearance of either the building itself or the locality in general.

· The proposed new window openings would not have any detrimental effects upon visual amenity or upon the privacy of any adjoining properties. 

· The alterations to the door sizes in the front elevation would have no detrimental effects in respect of any relevant consideration.  

· As the rear elevation of the building will be screened by the existing timber stable building, I can see no objections to that elevation being given a rendered finish, subject to the submission and approval of precise details.  

· I have no objections to the three roof lights, and would comment that the similar building at the neighbouring property also has three roof lights. 

I would further advise Members that a hedge to the boundaries of the approved extended curtilage has now been planted except where it adjoins the eastern side of this building, as its planting in that position would prevent the construction of the required stone external wall to that elevation.  The satisfactory planting and maintenance of this length of the boundary hedge (which was required by a condition on the appeal decision) can be the subject of an appropriate condition.  

Overall, subject to appropriate conditions, I can see no objections to any of the proposed alterations to this approved building.  

SUMMARY OF REASONS FOR APPROVAL

The proposed alterations to this previously approved building would have no seriously detrimental effects upon the appearance of the building itself, the locality in general, or upon the amenities of any nearby residents.  

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.  (This shall include details of the texture and finished colour of the render which is to be applied to the rear elevation of the building only). 


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

2.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity in order to retain the character of the building and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

3.
The building hereby permitted shall be used for private domestic purposes only, ancillary to the use of the dwelling known as Woodstraw Barn.  It shall not be used for any trade or business purposes, nor shall it be used as living accommodation, unless a further planning permission has first been granted in respect of any such uses of the building.  


REASON: For the avoidance of doubt, and in the interests of the character of the area and the amenities of nearby residents in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

4.
The building hereby permitted shall not be used until after: 

i.
Its front and both side elevations have been given an external stone finish to the satisfaction of the Local Planning Authority.

ii.
A hedgerow consisting of Hawthorn, Field Maple, Hazel and Guelder Rose, forming a staggered row hedge 45cm between plants, 0.6 – 1m between rows has been planted adjoining the eastern gable wall of the building to the satisfaction of the Local Planning Authority.


REASON:
To comply with the intentions of a condition imposed on a previous planning permission, in the interests of visual amenity, and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

5.
Any hedgerow planting, which within a period of 5 years from its installation dies, is removed or becomes seriously damaged or diseased, shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written approval to any variation.  


REASON: To comply with the intentions of a condition imposed on a previous planning permission, in the interests of visual amenity, and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 12 April 2007.


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

APPLICATION NO: 3/2007/0282
                                         (GRID REF: SD 360643 436972)
PROPOSED: Two storey extension, installation of front and rear dormer windows and re-siting of garage at 21 Highfield Drive, Longridge
	PARISH COUNCIL:
	No objections. 

	
	
	

	ADDITIONAL REPRESENTATIONS: 
	One letter of objection received from a neighbouring property. Two points are raised:

1. There will be much dust and disturbance while the proposal is constructed.

2. There will be loss of light to the ground floor dining room window.


Proposal

The proposal is for a sloping roof front dormer, and two storey rear extension, a single storey rear extension and a replacement garage. 

The front dormer is proposed to project 1.5m at the maximum point, being 6.3m wide, and the maximum height being a the apex of the roof, sloping down to the gutter height at 5.3m. 

The two storey rear extension is proposed to project 6m from the ridge of the roof, with a gable facing the rear garden. The existing house has the same projection, however the roof slopes down from the ridge to single storey level. It is proposed to be 3.7m wide with a pitched roof. The single storey extension is proposed to be 3.4m wide, with a projection of 3m, having a pitched roof being 3.5m at the apex.  The replacement garage is proposed to be sited to the rear of the garden, being 6.5m long, 3m wide, with a pitched roof being 4m at the apex.

Site Location

The site is within a residential area of Longridge.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

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

Looking at all the proposals, overall there would be minimal neighbouring impact. There would be minimal loss of light due to the location of the proposals and the sizes; and overlooking would not be a major issue. Taking into account the neighbouring objection, the BRE45° Rule has been applied and there would be minimal loss of light in comparison to the existing loss of light from the house. 

The design of all the proposals is acceptable and complies with SPG “Extensions and Alterations to Dwellings”. All of the proposals would fit in with the existing house and would not form a detrimental feature within the street scene. 

The sizes of the proposals are all individually acceptable. There are numerous proposals within the application, however they would not form an overbearing feature on the existing house and I therefore recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO: 3/2007/0287/P
(GRID REF: SD 6686 3085)

PROPOSED LAYING OUT OF ACCESS TRACK BETWEEN HOMESTEAD 1 AND LONG ROW INCLUDING ENGINEERING OPERATIONS AT LAND OFF BARKER LANE, MELLOR

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The applicant seeks to use the existing unadopted Long Row as the means of access to the proposed track along the open field to the existing dwelling.  Long Row is extremely substandard and visibility at the junction with Barker Lane is virtually NIL in both directions.  In addition, Long Row is a single track and with extremely restricted forward visibility between drivers turning in and out of the access there is significant risk of conflict.  It must be considered that approval of this proposal would create a precedent for accessing other properties and land from this substandard access.  



	
	There have been no accidents on Barker Lane due to parked vehicles in the last six years nor have there been any due to turning traffic at Long Row.  It is therefore considered that there is no justification to change the existing access arrangements unless the junction with Barker Lane could be improved to comply with current highway design standards.  In the present circumstances it is considered preferable to have the vehicles parked in full view on the carriageway of Barker Lane where they have the added benefit of calming the speed of passing traffic rather than have vehicles manoeuvring where there is almost nil visibility.  



	
	After considering the above facts and weighing these up against the benefits of removing parked vehicles from Barker Lane I must strongly recommend that the application be refused in the interests of highway safety.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Eight letters of objection have been received which can be summarised as follows:



	
	1.
	The applicant has incorrectly stated the use of land as residential – these lands have never had a history of residential use.



	
	2.
	The boundaries of Homestead as indicated on the Land Registry plans do not correspond with the boundaries indicated on the architect’s plan.

	
	3.
	The Green Belt land has never formed part of the garden of Homestead 1.



	
	4.
	The architect’s plan appears to show the roadway encroaching onto land in the registered title of Sunnyside.  This suggests that the applicant has plans for future development which do not form part of this application.  

	
	5.
	Long Row is dangerously overburdened with existing traffic and quite unable to cope with these development company proposals.  



	
	6.
	Noise disturbance during construction and its subsequent use.



	
	7.
	A previous permission to extend parking for residents of Long Row was permitted on the understanding that only residents of Long Row would have use of Long Row as a road and not residents of Barker Lane.  To change this would contravene the previous agreement.  



	
	8.
	Once the access road is in position several other properties have the potential to use the road which would increase traffic on Long Row.  There is then also the potential to develop the site on either side of the 60m roadway between Long Row and Homestead 1.



	
	9.
	Long Row is quite narrow with a difficult blind access onto Barker Lane and thus there are issues of highway safety.  



	
	10.
	The finished surface of Long Row is becoming worn and this will only compound the problem.  As it is an unadopted lane the residents are liable for the costs of repairs to it.



	
	11.
	Installing an access lane would make it dangerous for children who play in the area.  



	
	12.
	Effect on property prices. 



	
	13.
	Impact on wildlife.



	
	14.
	The fact that residents of the Homestead have to park on the road is a natural traffic calming effect.



	
	15.
	Loss of view.  



	
	16.
	Wouldn’t a simpler solution be an agreement between the properties of Sheriton and Raymar to allow access via their driveways.



	
	17.
	The land is agricultural not residential.  



	
	18.
	There is no indication of what provision is to be made for parking and turning facilities on the site for service vehicles. 



	
	
	

	
	19.
	Query the drainage and that soakaway would compound a problem that occurs at The Downings.



	
	20.
	Getting the access is a precursor to future development on the site of Homestead 1 and would also bring into play the site of Homestead 2 and Sunnyside for longer term development and so vastly increase the potential traffic along Long Row.



	
	21.
	Question whether there is sufficient turning space from Long Row onto the proposed new access without crossing onto another persons land. 



	
	22.
	The land is a visually important green wedge.



	
	23.
	The application fails to preserve the openness of the Green Belt.


Proposal

This application details the formation of an access track approximately 6m in length with a minimum width of 4.2m.  It would be to the south of Long Row and is laid out in two bends to accommodate the changing levels and also avoid the existing tree planting along the southern side of the land where Homestead 1 is to be found.  The track is proposed to be surfaced in tarmac and would provide vehicular access for Homestead 1 onto Barker Lane via Long Row.   

Site Location

The land in question is set to the west of Barker Lane within Green Belt.  Properties on Long Row run east/west from the main road with the land set to the south of these.  Detached properties named Homestead 2, Sunnyside and Homestead 1 (the applicant’s property) lie to the south of the land.  

Relevant History

6/9/2031 – Residential development.  Refused February 1965.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Environmental, AONB, Human Rights and Other Issues

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

The site is within land designated Green Belt where Policy ENV4 of the Local Plan has a presumption against development which does not preserve the openness of the Green Belt or which conflicts with the purposes of its designation.  When the application was originally submitted its red edge extended around the whole of the parcel of land – an area some 64m x 30m and the application forms state that the land had an existing use as residential.  Committee will note that some of the objectors questioned this and given that I can find no substantive evidence to prove a lawful change of use of land from agricultural to residential has taken place, the red edge now only covers the track itself.  Therefore, whilst the applicant owns the whole of the parcel of land, all that Committee can consider is the formation of the track and effects that it may have and not the use of land on either side of it.  The fundamental aim of Green Belt Policy as set out in PPG2 is to prevent urban sprawl by keeping land permanently open.  It would be difficult to argue that the formation of an access track in itself would not preserve the openness of the Green Belt and thus, in terms of the principle of the development, I am of the opinion that it complies with policy.  

With regard to visual amenity the site is enclosed on all four sides by residential development.  The land form is such that the ground falls away to the south towards the applicant’s house and this, together with other dwellings, will effectively screen a track from long range views.  Thus any visual impact of the track would be localised to those properties immediately surrounding the site.  Indeed objectors have raised loss of view but as Committee will be aware, this in itself is not a material planning consideration.  The question is would the track have a significantly detrimental impact on the visual qualities of the area by virtue of its positioning or materials.  The applicant has slightly revised the route of the track in order to limit potential impact on Sheriton to the east from car headlights and I do not believe a tarmac surface would be significantly detrimental.  However, Committee have the option of imposing a condition requiring final approval of surface material should they wish to explore other options.  

Before discussing potential impacts on residential amenity and highway safety (many of the objections relate to these) it is important to clarify for Committee a legal right which exists on the land that affects the two aforementioned considerations.  The land on which the track is to be formed has the benefit of legal rights granted in a 1947 Conveyance for vehicles to pass and re pass at all times from Barker Lane over Long Row onto the land.  Therefore, there is already the legal right for vehicles to be using Long Row to access the land between the properties on Long Row and Homestead 1, Homestead 2 and Sunnyside to the south.  The applicant owns not only that parcel of land but also Homestead 1 which for a distance of approximately 15m shares a common boundary with the aforementioned land that has the legal right.  I have discussed this matter with the Council’s legal section and the conclusion reached is that given the two parcels of land, ie the dwelling and land with the legal right, are in the same ownership and have a common boundary Homestead 1 can exercise the rights granted by the 1947 Conveyance to access Barker Lane via Long Row.  On the basis of this, whilst acknowledging the valid highway concerns expressed by the County Surveyor, there is a legal right which prohibits us from raising an objection on highway safety grounds.  I would, however, suggest that, if Committee were minded to approve the application they impose a condition which limits use of the track to Homestead 1 only in order to provide a degree of control over its usage.  This would also address the concerns of objectors about possible future use of the track by residents of Homestead 2 and Sunnyside which are in a similar position to Homestead 1 in that they have no vehicular access from Barker Lane – their only means of access is pedestrian via a footpath.  There may also be legal questions if others were to attempt to use the land and the rights conveyed to it but that is not a planning matter.  The legal right also comes to bear on assessing the potential impact on residential amenity.  A right exists for vehicles to pass and re pass along Long Row with the attendant noise implications that could bring.  Therefore, what needs to be assessed is whether the formation of the track in itself would lead to an intensification of use and thus significantly alter the impact on surrounding properties.  I am of the opinion that in this respect the only difference the track would make is that it will enable use of the land for access purposes in the darker hours and thus regard should be had to disturbance from car headlights and general comings and goings.  The headlights should not affect properties on Long Row given the contours of the land.  It would only be Sheriton to the east which may be affected but, as stated, the track has been realigned to address this and the applicant has put forward landscaping to mitigate that impact.  Given this I do not believe there would be a significantly detrimental impact on residential amenity as a result of the formation of the track.  

Therefore, after giving careful consideration to all the above, I am of the opinion that the scheme complies with Green Belt policy and would not have a significantly detrimental impact on visual or residential amenity.  As regards matters of highway safety, the Council is hampered in pursuing this objection given the legal right which exists over the land. 


I must, therefore, recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by plans received on 4 May 2007 which show amended red and blue edges to the site and a revised alignment of the access track.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments given the Local Planning Authority does not accept the claim that the land in question has residential use.

2.
The use of the track hereby approved shall be limited to the occupants of Homestead 1 and shall only be used in connection with that property.


REASON:  In the interest of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in order to limit vehicular movements onto Barker Lane from Long Row.

3.
The proposed track shall not be floodlit or illuminated in any way.


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

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


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


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

APPLICATION NO:
3/2007/0297/P
(GRID REF: SD 7375 4095)

RESERVED MATTERS APPLICATION FOR PROPOSED CONSTRUCTION OF NEW DWELLING AND ASSOCIATED EXTERNAL WORKS ON LAND OFF GEORGE STREET, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from nearby residents who express objections to the application for the following reasons:



	
	1.
	The original outline permission was for a bungalow whereas this proposal is now a dormer bungalow.  This results in increased loss of light and detrimental effects on the privacy of adjacent properties.



	
	2.
	Insufficient off-road parking is proposed which will lead to more cars being parked on the road to the detriment of highway safety.



	
	3.
	Disturbance to local residents during the construction of this dwelling and also the other dwelling which is the subject of application 3/2007/0298/P.


Proposal

In 2000 outline planning permission was granted for the erection of a detached house on this plot (3/2000/0788/P).  No reserved matters application was submitted, but an application was submitted to renew the outline permission (3/2004/0271/P).  This was refused by the Council for a reason relating to the housing moratorium, but was allowed on appeal by decision letter dated 9 March 2005.  The appeal decision grants outline planning permission for a ‘detached dwelling’ with no stipulations or conditions that it should be of single storey design.

This application seeks the approval of reserved matters for a dwelling of dormer bungalow design with an attached single garage and a driveway upon which one car could be parked.  Its external materials would comprise either natural or artificial stone and concrete roof tiles.  The submission of precise details of external materials for approval can be required by a condition in the event of planning permission being granted.  

Site Location

Comprises part of the former curtilage of Pendleton Brook Day Centre with residential properties to its north and east.  

Relevant History

3/00/0788/P – Erection of detached dwelling (outline).  Approved with conditions.  

3/04/0271/P – Renewal of outline permission 3/00/0788/P for one detached dwelling.  Refused but granted on appeal.  

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As outline planning permission has been granted for a dwelling on this site, the principle of the development is established and the requirements of the current housing policies (ie the moratorium) are not relevant to the determination of the application.  

The only considerations to be made relate to the detailed aspects of the proposal ie its effects upon the street scene, the amenities of nearby residents and highway safety.  

In respect of the street scene, the site is situated between a two storey end terraced house and a single storey day centre building, and there are bungalows on the opposite side of the road.  I consider the proposed dormer bungalow design to be appropriate as it will form a transition between the two storey building on one side and the single storey building on the other side.  Subject to the use of appropriate external materials I do not therefore consider that the proposal would have any detrimental effects upon the street scene.

With regards to the amenities of neighbours, the principle considerations relate to any potential loss of light and privacy to the adjoining end terraced house and any potential detrimental effects on the privacy of the bungalow on the opposite side of the road.  With regards to these considerations, the roof has been designed to allow natural light to penetrate into the track which runs between the site and the end terraced property.  The building has also been set back from George Street to respect the window openings on the gable of that terraced house, and the front section of roof has been deliberately kept to a minimum height to across from those windows.  The ground floor windows of the property will be approximately 20m away from the bungalow on the other side of the road whilst the first floor windows would be approximately 21.5m away from that facing property.

Overall, I consider that the design and precise siting of the dwelling has been very carefully thought out in order to not cause serious detriment to the amenities of nearby residents.

With regards to highway safety issues, the principle of a house on the plot has already been established, and the provision of one garage and driveway is considered to be appropriate and acceptable.  

For these reasons I consider the submitted reserved matters to be acceptable and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed dwelling would have no seriously detrimental effects upon the appearance of the street scene, the amenities of nearby residents or highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 20 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0298/P
(GRID REF: SD 7375 4097)

PROPOSED RESUBMISSION OF APPROVED NEW DETACHED DWELLING WITH DESIGN AMENDMENTS (PREVIOUS APPROVAL 3/2004/1232/P) AT LAND OFF GEORGE STREET, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby resident who objects to the proposed house because its two storey design will cut off light to the rear of his house.  


Proposal

Planning permission was originally granted for a detached two storey house on this plot in 1995.  That permission has since been renewed on two occasions.  The most recent permission (3/2004/1232/P) remains extant, although no works have been carried out in respect of its implementation.

This current application seeks permission for a change of house type.  The dwelling now proposed is a two storey detached house with an attached double garage.  Its external materials would comprise either natural or artificial stone and concrete roof tiles.  The submission of precise details of external materials for approval can be required by a condition in the event of planning permission being granted.  

Site Location

The application site lies to the rear of No’s 19 and 21 George Street and to the immediate north east of an established industrial premises.  To the immediate north west stands the curtilage of Pendleton Brook Care Home, and to the south east is an open grassed area.  The site was originally occupied by a block of lock-up garages but these were demolished some time ago.

Relevant History

3/94/0505/P – Change of use to builders yard.  Refused. 

3/95/0076/P – Demolition of garages and construction of detached house and garage.  Approved with conditions.

3/99/0851/P – Renewal of permission for detached house and garage.  Approved with conditions.  

3/04/1232/P – Renewal of permission for detached house and garage.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As there is an extant permission for a detached two storey house on this site, which could be implemented at any time, the principle of the development is not a consideration in this application.  The only considerations to be made relate to the detailed aspects of the proposed amended house type, ie its effects upon visual amenity, the residential amenities of nearby residents and highway safety.

With regards to visual amenity, the dwelling will be sited between a terrace of two storey houses and a factory building.  Subject to the use of appropriate materials, I do not consider that it would have any detrimental effects upon the appearance of the locality.

With regards to the amenities of neighbours, very careful consideration has been given to the precise design, position on the plot and window positions of the proposed house.  The main two storey part of the house will adjoin the factory at the rear, with its single storey attached garage at the front.  This means that the two storey part of the house is as far as possible away from the rear elevations of the terraced houses in George Street.  The principle orientation of the dwelling is north-west to south-east with the majority of the windows in those elevations, and no first floor windows in the elevation facing the terraced properties in George Street.  I do not therefore consider that the proposed dwelling would have any seriously detrimental effects on either the light or privacy of any nearby residents.  

In respect of highway safety, the application makes adequate provision for turning facilities within the site and given the previous use of the site for lock up garages, it is not considered to be likely to give rise to any material increase in traffic using the site (and, arguably, would generate considerably less traffic than the previous use of the site).  

Overall, therefore, I can see no sustainable objections to the proposed amended house type.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 20 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

APPLICATION NO: 3/2007/0304/P
(GRID REF: SD 6005 3544)

PROPOSED RESUBMISSION OF PLANNING APPROVAL 3/2006/0829/P – WIDEN FRONT DORMER AND FRONT DOOR, INSERT FOUR VELUX ROOF LIGHTS TO FRONT ROOF SLOPE, EXTEND SMALL SIDE ENTRANCE, REPLACE WINDOW TWO FOR TWO FRENCH DOORS, GREY MARLEY MODERN TILES TO ROOF INSTEAD OF TERRACOTTA AT 246 PRESTON ROAD, ALSTON, LONGRIDGE

	PARISH COUNCIL:
	Providing matching materials are used and that neighbours are consulted, no objection. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the residents of No. 248 Preston Road.  Their main objection is that the height of the extension to the side is above that stated on the plans, and is too high and very close to the neighbour’s property, causing loss of privacy to their utility room/kitchen.  The side entrance will become the main access to the property.  If the plans are not amended some remedial action should be taken, perhaps a dividing brick wall and trees etc. 


Proposal

Minor alterations are proposed to the scheme, which Committee approved on 28 November 2006.  Planning permission was granted for a roof lift to the bungalow, a rear extension and conservatory, a dormer extension to the front roof slope and a balcony to the rear.

The revised application seeks permission to increase the width of the front dormer to approximately 2m, to insert four small roof lights in the front roof slope and to increase the width of the front door (creating double doors).  At the side, the single storey extension previously approved would extend further back and a door would be inserted in the side elevation.  French doors would replace a window on the rear elevation. 

Work on the development is ongoing on site.  

Site Location

The application site relates to a detached bungalow situated on the western side of Preston Road (B6243) south of Longridge, within an area of open countryside.  There are neighbouring properties on both sides – an Italian restaurant to the north and a residential property, No. 248 Preston Road, to the south.

Relevant History

3/2006/0829/P – Proposed extensions to dwelling including roof lift, two storey rear extension, conservatory and front dormer.  Approved with conditions 28 November 2006.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main concern of the neighbour appears to be that the side extension, including a new door to the side, will lead to loss of privacy; they also feel that the extension is too high and close to the boundary.  In my opinion, this extension will not lead to significant loss of privacy or loss of light.  There is tree/hedge screening on the side boundary which gives some privacy and the side of the neighbour’s property consists of a 

glazed utility room extension, which is not a habitable room in planning terms.  The BRE 45o rule on loss of light is not considered applicable to this application due to the orientation between the two properties and the fact that the neighbour’s utility room is not a habitable room.  The property is very well screened from Preston Road by established shrubs and trees and the enlarged dormer and roofing material have no detrimental impact on the appearance of the area.

In summary, I can see no objections to this revised scheme and I therefore recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with planning application 3/2006/0829/P and dated 13 October 2006.


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

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


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.
APPLICATION NO: 3/2007/0320/P                                      (GRID REF: SD372202 437249)
PROPOSED Enclose land by moving fencing at 2 Ribbleton Grove, Whalley.
	PARISH COUNCIL:
	No objections. 



	COUNTY SURVEYOR: 
	No objections.

	ADDITIONAL REPRESENTATIONS: 
	Two letters of objection received from a neighbouring properties. Objections cover:

· The proposal is not in keeping with the surrounding area.  Specifically, the design of the fence being of a timber construction, with only two brick pillars when other boundary enclosures are brick pillars with one timber panel in between, creating a higher quality design.

· It will devalue surrounding properties.


Proposal

The proposal is for a fence to enclose part of the side garden of the property. It is proposed to be 2.1m high, with two red brick pillars to the ends. It would be 10.8m long and would have timber panels with timber posts in between.

Site Location

The site is within the relatively new residential estate of Calderstones. 

Relevant History

None 

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

The main issue to consider with this application is the impact on the street scene.   There would be minimal neighbouring impact.  The design is acceptable and in keeping with the existing built environment. There would be no detrimental impact caused to the street scene by the implementation of this scheme. It has been set 2m back from the carriageway, for the service strip and the county surveyor has no objections. 

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


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

APPLICATION NO:
3/2007/0337/P
(GRID REF: SD 374304 441525)

PROPOSED VARIATION OF CONDITION NO. 3 OF PLANNING PERMISSION 3/2001/0154/P, TO ALLOW THE EMPORIUM TO OPEN FROM 0800HRS TO 0100HRS AT THE EMPORIUM, MOOR LANE, CLITHEROE, LANCASHIRE, BB7 1BE FOR THE EMPORIUM.

	PARISH COUNCIL:
	No observations or comments received at the time of the reports submission.



	ENVIRONMENTAL HEALTH:
	The Environmental Health Officer notes that the current premise licence is at variance with the planning permission, in that Monday to Saturday alcohol may be served up until 2300 plus thirty minutes consumption time.

Neither Environmental Health nor the Lancashire Constabulary have received any complaints of noise nuisance or disturbance arising from the use of these premises.

However, I remain concerned that the opening hours as proposed would have a detrimental impact on the residential properties above The Emporium. A shortened period of time may be more appropriate as an interim step.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby neighbour objecting to the application on the following grounds;

1.
Following previous changes to the property it has become more difficult to get down the side of the Emporium on the road or footpath due to the large, over-filled bins,

2.
The lack of loading area for deliveries has caused street to be blocked on a number of occasions,

3.
Lack of parking for the staff, flats or customer parking which leads to nowhere for residents to park, and

4.
With the operation trading to 0100 hrs it will mean traffic noise till 0130 hrs and the tidying of bins and banging of doors until 0200 hrs.


Proposal

The application seeks permission to vary the existing condition imposed on the planning consent, ref. no. 3/2001/0154/P, in relation to its present use as a wine bar/ restaurant. The applicant seeks to alter the opening hours until 0100 hrs, an increase of 2 hours from previously approved 2300 hrs.

Site Location

The site is located on Moor Lane, adjacent to Sainsbury’s, within the Clitheroe Conservation Area, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2001/0154 – Change of Use. Convert retail space (2 floors) to coffee shop and convert coffee shop to retail – Granted Conditionally.

3/1999/0103 – Construction of terrace and staircase to southwest elevation and landscaping – Granted Conditionally.

3/1998/0496 – Conversion of basement area into retail floor space, relocation of existing coffee shop – Granted Conditionally.

3/1997/0025 – Provision for additional dwelling unit – Granted Conditionally.

3/1996/0528 – Change of use of upper section into 8 dwellings and change of use of basement storage area into residential garages – Granted Conditionally.

3/1996/0524 – Change of use of first floor to retail with café area to rear of ground floor – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to vary the existing condition imposed on the planning consent, ref. no. 3/2001/0154/P, in relation to its present use as a wine bar/ restaurant. The applicant seeks to alter the opening hours until 0100 hrs, an increase of 2 hours from previously approved 2300 hrs. The applicant has submitted a supporting statement with the application, noting that the business has grown significantly since its original permission granted in 1999, and they now serve food from 0930 through to 0930 in the evening. Due to customers reserving tables for meals later into the evening, the current opening hours are very restrictive in that they feel they are rushed into finishing meals and are denied the opportunity to finish off the meal with a coffee or liqueur. As such, they are seeking to extend the licensed opening hours and in doing so they also need to extend the permitted operating time within the planning consent. They do not anticipate using this 0100 license other than on Thursday, Friday or Saturday evenings.

The Environmental Health Officer notes that the current premise licence is at variance with the planning permission, in that Monday to Saturday alcohol may be served up until 2300 plus thirty minutes consumption time. Neither Environmental Health nor the Lancashire Constabulary have received any complaints of noise nuisance or disturbance arising from the use of these premises. However, he remains concerned that the opening hours as proposed would have a detrimental impact on the residential properties above The Emporium, and as such recommends that a shortened period of time may be more appropriate as an interim step.

As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that a variance of the condition in question be approved, providing it retains the existing permission, and its other conditions in tact. However as an interim step, the condition shall be varied to 0000 hrs in order for the Environmental Health and Planning Department’s to monitor the site in question. The application to vary the condition is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The original proposal represents an appropriate form of development and the variation of this condition will not be significantly detrimental to nearby residential amenity.

RECOMMENDATION: Ribble Valley Borough Council in pursuance of its planning powers, hereby varies condition of planning permission dated for referred to in the schedule below:

REVISED CONDITION AND REASON:

1.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 0000.


REASON: The use of the premises outside these hours could prove injurous to the character of the area and in order to safeguard residential amenities.

APPLICATION NO:
3/2007/0360/P
(GRID REF: SD 370682 433617)

PROPOSED TWO STOREY SIDE EXTENSION TO REPLACE EXISTING GARAGE AT DOVE COTTAGE, SNODWORTH ROAD, LANGHO, LANCASHIRE, BB6 8DR

	PARISH COUNCIL:
	There have been no comments or observations received within the statutory 21 day consultation period.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby neighbour who is concerned with how the proposed extension will be constructed. According to him, in order for the extension to be built, the applicant’s must remove part a stone retaining wall in their garden that holds the footpath in place that runs parallel to the site, and then replace it. They have no objections to this but wonder what will happen to the footpath?


Proposal

The application seeks to replace an existing single storey garage and conservatory to the rear of Dove Cottage, Snodworth Road with a two storey side and rear extension, creating a new kitchen and dining room area at ground floor level, and an additional bedroom with en-suite at first floor level.

Site Location

The site is located on land designated as Green Belt, on the outskirts of the settlement boundary of Langho, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1983/0115 – New vehicular access and driveway – 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 application seeks to replace an existing single storey garage and conservatory to the rear of Dove Cottage, Snodworth Road with a two storey side and rear extension, creating a new kitchen and dining room area at ground floor level, and an additional bedroom with en-suite at first floor level.

The property is situated within the open countryside and Green Belt, and as such Policies ENV3 and ENV4 are applicable. Of particular note is the requirement that any increase in the size of the property should not be excessive, and as a rule of thumb in open countryside the floor area of the dwelling should not be increased by more than 33%, however the SPG notes that in considering applications for sites on the fringe of settlements or with close visual linkages to settlements, the 33% figure may be relaxed to a degree. Should permission be granted for the proposed extensions and alterations to the property, the floor area of the dwelling will be approx. 148.4 square metres, which compared to the existing floor area of the dwelling at 117.2 square metres, is an approx. 26% increase.

The main issue concerning this application is with regards to the impact on the street scene the proposed extension may have. Advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes the need for extensions to be set back from the frontage of existing dwellings, extensions that will not dominate existing dwellings and extensions to match the form and shape of the existing dwelling. The proposal shows the extension to be set back from the front elevation of the existing dwelling, and as such it is considered that bearing in mind:

· the proposed extension follows the roofline of the existing dwelling;

· the proposed extension does not dominate the original dwelling; and that

· the design of the proposed side extension blends in with the original form and character of the existing dwelling,

the proposal is acceptable, and will have no significant affect on the street scene or on the residential amenity of the adjacent neighbours either.

With regards to the letter of objection, the plans show no rebuilding of the boundary wall however the closing of the adjacent footpath while works take place would need consent. Should permission be granted, the applicant will be made aware of this.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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” (if applicable).

NOTE(S):

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 22 in the parish of Langho abuts the site.

APPLICATION NO:
3/2007/0369/P
(GRID REF: SD 7439 4188)

PROPOSED CHANGE OF USE OF RETAIL UNIT INTO A TENANT DROP-IN CENTRE AND STAFF OFFICE ACCOMMODATION AT UNIT 2, KING LANE, CLITHEROE 

	PARISH COUNCIL:
	No observations received.

	
	
	

	HIGHWAY AUTHORITY:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

This proposal seeks to utilise existing retail unit at Unit 2, King Lane, Clitheroe for a drop-in centre and staff office accommodation in connection with the housing stock transfer of the Council.  There have been no external changes to the building and it has been agreed for a display window to be retained to ensure a more vibrant shop front given its location within the town centre of Clitheroe. 

Site Location

The building is located in a predominately retail area of Clitheroe town centre but in close proximity to housing and other commercial uses.  It is within the Clitheroe Conservation Area.  

Relevant History

None specific.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main consideration in determining this proposal relates to highway issues and the appropriateness of the use for office and drop-in centre in relation to town centre policies.  The proposal is unlikely to cause any harm in terms of highway issues given its location within the town centre and its relationship to public car parking.  The proposal is within an area of the town centre that does not restrict the use to retail and I am satisfied that an office and drop-in centre use is an acceptable type of development in this location.  I am also of the opinion that it is important to have such a facility which is accessible by forms of pubic transport and in a position that is not divorced from other public facilities.  I am satisfied that there will be no visual harm as a result of the proposal. 

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL:  

APPLICATION NO:
3/2007/0176/P
(GRID REF: SD 6212 3820)

PROPOSED SIX ADDITIONAL STONE CHALETS ON SOUTHERN SIDE OF SITE AT GREENBANK QUARRY, OLD CLITHEROE ROAD, LONGRIDGE

	PARISH COUNCIL:
	No objections subject to the same conditions as those previously imposed on this site regarding occupancy restrictions to ensure that the units are holiday lets only and cannot become permanent addresses.  The Town Council further asks that measures be put in place to ensure that the conditions are enforced; and that the conditions are registered with the Land Registry to appear should any searches be carried out.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I am concerned regarding the principle of further development at this site and the potential for additional traffic to be generated.  It is always difficult to restrict small scale incremental expansions of an exiting use as each application in isolation will not cause a significant increase in traffic.

However, the cumulative effect of a number of similar proposals to this would increase conflict along Higher Road and be detrimental to highway safety and the free flow of traffic especially along Higher Road towards Longridge.

Nevertheless, if you are satisfied that there is no scope for further applications of a similar nature, I would be prepared to tolerate this application as the termination of new build approvals at this site.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from local residents who express concerns and objections to the application which are summarised as follows:



	
	1.
	The park is very visible from surrounding areas and, when fully occupied, will produce a considerable amount of light pollution.



	
	2.
	One of the local residents formally objects to this application for six chalets because he considers there to be enough units on the site in terms of traffic flow on the local highway network.  He comments additionally that this is the latest in a number of applications which has allowed the number of units on the site to increase incrementally.  The previous applications have therefore not been subjected to objections from consultees such as the Highway Authority because six or seven extra units has not been considered to have any significant impact.  The six chalets now proposed, however, must be getting very near breaking point for summer traffic on Higher Road and Fell Brow, and worse than the six or so stone filled HGVs per day that would have been the alternative if the old quarrying permission had been allowed to stand.  This application should therefore be very carefully considered by the Highway Authority.  

 

	
	3.
	The application is submitted in the name of Ribble Valley Luxury Homes Ltd, and units at the site are being offered for rent by a local estate agent with no apparent restrictions.  Being mindful of the current moratorium, is this housing development by the back door?


Proposal

Permission is sought for six additional chalets on the lower south western part of the site.  Four of the chalets would continue a row of five recently approved, but not yet built chalets, along the south west side of the lake, and the other two would be positioned on the opposite side of the lake adjoining one, partly built, chalet which was approved as part of an earlier permission.  

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

Site Location

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

Relevant History

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

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

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

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

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

3/05/0503/P – 3 chalets.  Approved.

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

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

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

3/06/1002/P – Five additional stone chalets and amendments to siting of car park.  Approved.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT19 - Development Which Prejudices Footpaths.

Policy RT20 - Countryside Recreation - Facilities.

Environmental, AONB, Human Rights and Other Issues

Permission for the use of the former quarry as a site for holiday accommodation was originally granted in 2001 (3/2001/0485/P).  Thirty chalets were approved in the centre and around a north western side of the side, although the red edge in the original application included the whole of the quarry site in order that visitors could enjoy the amenity benefits provided by the lake.  Planning permission for subsequent development within the original red edge has been granted on several occasions and includes the provision of a building housing the reception area and a restaurant, additional chalets, and amendments to both the chalet type and layout.  The result of the various permissions is that there is currently planning permission for a total of 43 chalets of which 32 are of stone construction, and 11, in the centre of the site and adjacent to the lake, are log cabins.  Having established the principle of a holiday park within the quarry, the applications for subsequent development have been determined on their merits and with reference to the relevant Local Plan Policies.  This current application falls to be considered in the same way.  

The main issue relates to the visual impact of the proposed six additional chalets.  They are to be sited on level ground close to the south western and north eastern edges of the lake.  This proposal would in essence infill the area around the lake and given they are on the perimeter of the site would be visually prominent.  I am mindful of previous consents but consider the additional built form would be to the detriment of visual amenity and have an adverse impact on the Area of Outstanding Natural Beauty.   

I appreciate the comments made by a nearby resident about incremental development and the cumulative effect of this on the volume of traffic and highway safety on local roads.  In a direct response to these comments, the County Surveyor says that he shares this concern but would be prepared to accept this application on the understanding that there would be no more similar proposals.

With regards to the final issue, I would advise Members that the original planning permission was tied to a Section 106 Agreement which serves the following three purposes:

· That there should be no occupation of a chalet for a continuous period of more than three months in any one year.

· No chalets are to be used for permanent accommodation.

· A monitoring report is to be maintained recording the dates that the units are let, the duration of each letting, and person to whom it is let.  

Subsequent applications to increase the number of chalets on site have included a condition to achieve those same purposes.  

When the apparent breaching of the Section 106 Agreement and subsequent conditions was brought to the attention of the applicant’s agent, she replied on behalf of her client as follows: 

“Our client is fully aware and in total agreement with the fact that the Greenbank Quarry is being developed as a holiday park with restaurant and other tourist facilities.  You will appreciate that there is considerable investment in the site as many of the chalets are nearing completion.  It is not possible to market the site for holiday purposes until a substantial part of the site is complete and self contained because the holiday makers will not expect to be visiting a building site.  Over the last 12 to 18 months there have been may thefts from the site and, more recently, incidents of vandalism.  The local police are aware of the problem.  When a holiday chalet is completed it is not possible to obtain insurance unless that property is occupied at least part of the time.  The combination of these circumstances has led our client to encourage a limited number of properties to be occupied on a temporary basis and for a period not exceeding 3 months.  

Copies of letters from local estate agents and a copy of the tenancy agreements have also be submitted as evidence that the tenancies are restricted to a three month period.

As part of an ongoing review of all holiday let permissions and their conditions, this site is being monitored and, if it is found that the Section 106 Agreement/conditions are being contravened, then appropriate enforcement action will be taken.  This issue, however, falls to be resolved separately using appropriate enforcement powers as necessary, and does not represent an additional reason for refusal of this current application.  

On the basis of the visual impact caused by the development I consider it unacceptable.  

RECOMMENDATION: That planning permission be REFUSED for the following reasons:

1.
The proposal, by virtue of the siting and massing of the chalets, would cause harm to the appearance of the Forest of Bowland Area of Outstanding Natural Beauty contrary to Policy 20 of the Joint Lancashire Structure Plan and Policy ENV1 of the Ribble Valley Districtwide Local Plan. 

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

APPLICATION NO: 3/2007/0248/P
(GRID REF: SD 7693 4268)

PROPOSED CONVERSION OF THE OLD COACH HOUSE INTO THREE SELF CONTAINED HOLIDAY LETS, INCLUDING ASSOCIATED INTERNAL AND EXTERNAL WORKS AND INSTALLATION OF NEW SEWAGE TREATMENT PLANT AND SOAKAWAY TO SERVE THE COTTAGE, WORSTON HOUSE AND THE OLD COACH HOUSE AT THE OLD COACH HOUSE, WORSTON HOUSE, WORSTON 

	PARISH COUNCIL:
	The residents of Worston have been, for some time, concerned about the increase in volume and speed of traffic going through the village, which has had a significant effect on the quality of village life.  Although this proposal will not increase traffic a great deal, it is thought that the development, and any future development, should be considered with care regarding this issue.  A villager also doubted the need for further holiday accommodation in the village since the caravan site and holiday cottages at Angram Green are close by and there is also accommodation at the Calf’s Head Hotel and at another village property.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the application from the highway safety aspect.



	
	
	

	ENVIRONMENT DIRECTORATE (COUNTY ARCHAEOLOGIST):
	No objections subject to a condition requiring the implementation of a programme of building recording and analysis.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Permission is sought for the conversion of a former coach house, now used for domestic storage purposes, into three units of holiday let accommodation.  This would comprise two relatively small one bedroomed units and a larger three bedroomed unit, with all units having accommodation over two floors.  

The conversion scheme makes full and appropriate use of all existing door and window openings although some new openings are required.  Matching stone or brick will be used in any works to close or reduce the size of any existing openings, and the existing roof slates will be removed during the conversion works, but will be stored and replaced.   There is a driveway from the road which leads to an existing parking area to the north west of the building which is large enough to accommodate the required parking for all three units.  

Site Location

The application relates to the former Coach House of Worston House which is situated on the south side of the road to the south east of the main part of the settlement of Worston.  It is adjoined to the south by Worston House and to the west by Brookside Cottage, both of which are also within the applicant’s ownership.  The Coach House and the two adjoining properties are identified as Buildings of Townscape Merit and are within the recently approved Worston Conservation Area.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV15 - Areas of High Archaeological Potential.

Environmental, AONB, Human Rights and Other Issues

The building to which the application relates was originally used by residents at Worston House as a coach house with stables and associated living accommodation for stable hands and drivers.  This original primary function of the building is, of course, now redundant, and it is now used mainly to store garden equipment and other items associated with Worston House.  The building is ‘L’ shaped in form, comprising a main part of stone construction and a wing built of brick.  

The conversion scheme does not involve any extensions, nor any significant rebuilding work as the building is structurally sound.  The internal layout of the proposed units has also been designed to suit the structure and appearance of the building.  Existing internal cross walls are to be reused to form party walls between units and the existing window and door openings reused to preserve the character and appearance of the Old Coach House.  This includes the retention of the cart door opening into the main stone part of the building.  Additional openings are, however, necessary, principally in the north eastern elevation of the stone part of the building.  These have, however, been designed to be in keeping with the existing character of the building.  

I do not consider that the proposed conversion of the building and its proposed use as holiday lets would have any detrimental effects on the privacy or general residential amenities of the two adjoining dwellings which are, in any event, also owned by the applicant.  

A report has been submitted with the application which confirms that the building has been surveyed with a view to establishing whether it is used as a habitat by bats or owls.  No evidence of the use of the building by either species was found.  A condition will still be required, however, to ensure that the works are carried out in accordance with the recommendations also comprised in the report.  

With regards to the concerns raised by the Parish Council about traffic passing through the village, the County Surveyor has expressed no objections to the application.  I also consider that the amount of additional traffic which would result from this proposal would not be seriously detrimental to the village from the points of view of either highway safety or the general level of amenity.  The point made by the Parish Council alleging a lack of need for the development does not represent a valid planning consideration.  

The provision of new tourist facilities in the Borough is supported by Policy RT1 of the Local Plan, and the conversion of existing buildings for such purposes is also supported by Policy RT3.  The details of the scheme pay due regard to the character of the existing building and comply, in my opinion, with the detailed criteria of Policy RT3.  For these reasons I consider that the scheme does not detract from the appearance of the newly formed Conservation Area and therefore complies with Policy ENV16 of the Local Plan.  

I can see no planning objections to the proposed improvements to the sewage treatment and drainage facilities to serve the proposed holiday lets and also the two existing dwellings, which also forms a part of this application.  

For all of the reasons stated above, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan.

The Worston Conservation Area has been approved during the processing of this application which means that the required statutory advertisements have been carried out later than would normally be the case, and the period for the receipt of representations does not expire until 7 June 2007.  It is therefore necessary for a decision to be deferred and delegated in accordance with the recommendation below.

SUMMARY OF REASONS FOR APPROVAL

The proposed conversion scheme would have no detriment effects upon the appearance of the building itself or the Conservation Area, nor would there be any detriment to the amenities of any nearby residents or highway safety.

RECOMMENDATION: That a decision be DEFERRED AND DELEGATED to officers to approve after 7 June 2007 (and following due consideration of any representations which may have been received prior to that date) subject to the following conditions:

1.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


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

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


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1, RT3 and ENV16 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any order revoking or re-enacting that Order) any future extensions, external alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1, RT3 and ENV16 of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal consent of the Local Planning Authority.


REASON: In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1, RT3 and ENV16 of the Ribble Valley Districtwide Local Plan.

5.
The proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity in order to retain the character of the building and to comply with Policies G1, RT3 and ENV16 of the Ribble Valley Districtwide Local Plan.

6.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated (insert).

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

7.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a Programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority. 


REASON: To ensure and safeguard the recording and inspection of matters of archeological/historical importance associated with the building in accordance with Policies G1 and EBV15 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0373/P 
                     (GRID REF: SD 377618 437348)

PROPOSED Single storey extension built over existing kitchen extension including new roofing, drainage and electrical works at 93 Whalley Road, Sabden
	PARISH COUNCIL:
	Sabden Parish Council – No comments or observations received to this proposal at time of report submission.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the owners of no. 95 Whalley Road, at the time of the reports submission, raising the following objections to the proposal:



	
	1.
	The proposal will severely restrict light to the bedroom window at the rear of the property and to the rear patio area,



	
	2.
	These plans may cause potential weather damage to the existing single storey kitchen extension, in that greater amounts of water would run off the extension wall onto our roof,



	
	3.
	Be detrimental to the natural look of the neighbourhood, and



	
	4.
	Due to the loss of natural light to the property it may have an impact on the value of our property.


Proposal

To erect a first floor extension over the existing single storey kitchen extension at the rear of the property. The proposed new extension will create a new, larger bedroom, and an en-suite for the master bedroom at first floor level. 

Site Location

The site is located on Whalley Road, within the village boundary of Sabden, on land designated within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1992/0650/P – Porch and rear extension – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The first main issue with regards to this application relates to any possible affect the proposed first floor rear extension may have on the residential amenity of the adjoining neighbours. There are many similar extensions to the rear elevations of nearby terraced properties along Whalley Road, projecting between 3 and 4 metres from the rear elevations. The proposed extension projects approx. 3.42m over the existing ground floor extension, the height to the eaves is approximately 4.82m and the height to the pitch is 6.2m.  Materials used in construction would consist of rendered walls with a blue slate roof to match existing. With regards to the objectors concerns regarding loss of light, the proposal complies with the BRE 45o test in relation to the adjoining neighbouring property’s first floor bedroom windows, and as such I consider that the proposal would not result in significant loss of light to the neighbouring properties on either side.  There are no dwellings at the rear.

The second issue is with regards to any affect the proposed extensions may have on the character of the dwellings, bearing in the site lies within the Forest of Bowland AONB. The existing rear elevations of the dwellings are currently rendered, and the proposed rear elevations of the extensions will be rendered also, with slate tiled roofs. The pitch of the roofs are also considered to be in keeping with the existing rear extensions on this row of terraces, and as such it is considered that the proposal will have no significant impact on the visual amenity of the area, or on the AONB as a whole.

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

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant visual impact on the building or adverse affect upon the setting of the Area of Outstanding Natural Beauty. 

RECOMMENDATION: Minded to Approve and delegated to Director of Development Services to await consultation period and 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.
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 18 April 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: 3/2007/0399/P
(GRID REF: SD 6784 3148)

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

	PARISH COUNCIL:
	No observations received at the time of preparing this report. Objected to the previous planning application on the grounds that the development would be detrimental to the original character of the building.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a resident of Ramsgreave Hall Barn who comments that the changes to the unsuccessful application 3/2007/0186 are minimal and therefore their previous comments still apply - adverse impact on Ramsgreave Lodge, including loss of view, and impact on integrity of the barn conversion.


Proposal

This planning application is the third application at this property following planning refusals 3/2007/0186/P and 3/2006/0892/P.  The resubmission details a two storey extension to the gable end of the property, which is a barn conversion, converted in the early 1970s.  The maximum dimensions of the two storey extension are approximately 5.5m x 3.4 x 5.3m to eaves and 7m to the pitch.  A small porch would infill the remaining gap between the proposed two storey extension and existing attached garage.  

The differences between this current application and the previous refusal is that a door has been deleted from the west facing elevation and the length of the two storey extension has been reduced by approximately 200mm.

Site Location

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

Relevant History

3/2007/0186/P – Two storey extension. Refused 3 April 2007.

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

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

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

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

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

I am aware of the previous decision made by Planning and Development Committee but I continue to believe that this proposal is acceptable and that the amendments to this scheme further reduce the visual impact on the character of the building.

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: The Application be DEFERRED AND DELEGATED to Director of Development Services for approval, following the expiration of the 21 day statutory consultation period. 

APPLICATION NO:
3/2007/0407/P
(GRID REF: SD 728414)

PROPOSED ERECTION OF WIND TURBINE ON LAND ADJACENT TO EDISFORD SWIMMING POOL, EDISFORD ROAD, CLITHEROE  

	PARISH COUNCIL:
	No observations received at time of preparing this report.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter received which objects on the following grounds:



	
	· Noise issues

· Health issues

· The schemes are costly and inefficient.


Proposal

This proposal is for the erection of a wind turbine with the pole height being 6m with the blades 5m and a 0.75m single pole at the top of the turbine.  The wind turbine itself is not the traditional turbine with blades that rotate in a circular fashion but actually the blades are helical (twisted) and have maximum widths of 3.1m.  The mast is supported on a base plate within a concrete apron which measures approximately 2m x 2m.  

Site Location

The mast is to be located on the existing grassed area adjacent to the changing facilities in connection with Roefield Football Pitch and in front of the swimming pool at Edisford.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G8 - Environmental Considerations.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relates to possible noise nuisance to nearby residential properties and the visual impact of the mast.  I am satisfied that the distance away from residential properties and the proximity to existing recreational facilities as well as Edisford Road would not create a significant additional noise impact that would harm adjacent residential amenity.  At the time of preparing this report the Council's EHO has not replied.

In relation to visual impact I am satisfied that given the innovative construction of the wind turbine that it would not be unnecessary and conspicuous or cause visual harm to the location.  Regard should also be given to the fact that there are existing tall buildings in the vicinity.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant impact on residential amenity or visual impact.

RECOMMENDATION: That planning permission be DEFERRED and DELEGATED to the Chief Executive to await consultation period.

INFORMATION / DECISION
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