RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 19 july 2007 
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2006/0896/P

(LBC)
	Repairs to shop frontage 
	32-36 Moor Lane, Clitheroe

	3/2007/0245/P
	Create playing field and new footpath adjacent to access lane to school
	St Joseph’s RC Primary School, Hurst Green

	3/2007/0172/P
	Proposed two storey extension to front elevation; demolition of existing stone garage, construction of new garage and stable building and proposed two-wheel gravel track to western side of site
	Matchers, Skeleron Lane

Rimington

Clitheroe

	3/2007/0272/P
	Proposed conversion of Utility to Kitchen Extension/Utility/Cloaks with first floor extension to form new bedroom with en-suite, balcony and garden room
	1 The Cottage, Mitton Road

Whalley

	3/2007/0301/P
	Extension to form annex accommodation including minor extension to curtilage 
	Copy Nook Farm

Bolton-by-Bowland, Clitheroe

	3/2007/0324/P
	Single storey extension to form snooker room with glazed ‘link’ to existing dwelling
	Duck House Farm

Brow Top, Grindleton

	3/2007/0325/P
	Demolition of a dilapidated workshop and the construction of a single storey holiday cottage
	Harrop Fold Farm

Harrop Fold

Bolton-By-Bowland

	3/2007/0334/P and

3/2007/0335/P

(LBC)
	Single storey rear extension and alterations to window openings.  Resubmission. 
	Lowlands Barn

Newton

	3/2007/0339/P
	Two storey extension with single storey sunroom and garage extensions 
	Commons House

Back Commons Lane

Clitheroe

	3/2005/0340/P
	Two storey and single storey extensions
	53 Billington Gardens

Billington

	3/2007/0358/P
	Two storey extension to include new garage, loft conversion to form new bedroom (with dormer) and conversion of existing garage into habitable room 
	Lingmell

Beechthorpe Avenue

Waddington

	
	
	

	
	
	

	3/2007/0371/P
	Conversion of two properties into one with extensions to front and rear with internal alterations including loft conversion and the installation of rooflights
	The Barn

20 Chapel Brow

Longridge

	3/2007/0375/P
	Two storey extension with dormer windows to front and rear elevations 
	3 Bradyll Court

Brockhall Village, Langho

	3/2007/0377/P
	Installation of LPG bulk storage tanks and additional water storage tank with earth bunding and landscaping 
	Todber Caravan Park

Burnley Road, Gisburn

	3/2007/0384/P
	Rear extension
	3 Airey Houses

Clitheroe Road

Knowle Green

	3/2007/0391/P
	Removal of French doors and first floor window. replacement by traditional style barn opening to two floors, opening doors at ground floor level
	Noddle Hill Barn

Gisburn Road

Sawley

	3/2007/0394/P
	Construction of partial perimeter wall (Re-submission) 
	Hawkside, Longsight Road

Clayton-le-Dale

	3/2007/0401/P
	New conservation type velux windows and glazed screen infill to barn door opening and garden shed 
	Ghylls Barn

Tosside

	3/2007/0406/P
	Former extension to rear of property 
	15 Kirklands

Chipping

	3/2007/0408/P
	Alterations and conversion of existing sandwich shop and residential accommodation over into A1 Use and B1 Use at ground floor and first floor respectively 
	70 Berry Lane

Longridge

	3/2007/0409/P
	Conversion of barn to form holiday accommodation
	Barnside Barn

Lathams Farm, Back Lane

Slaidburn

	3/2007/0413/P
	Demolition of existing timber framed and clad single storey bungalow and replace with a new two storey stone clad three bedroom cottage
	Pennine View

Bleasdale

	3/2007/0414/P
	Demolition of existing bungalow with rooms in roof (leaving existing single storey rear kitchen/dining annex and conservatory) and replacing with two storey four bedroom dwelling 
	Otley, Alston Lane

Longridge

	3/2007/0416/P
	Construction of new covered walkway/viewing area 
	Sabden Bowling Club

Pendle Street East, Sabden

	3/2007/0419/P
	Timber stables 
	The Croft, Parsonage Lane

Chipping

	3/2007/0420/P
	Extension at second floor 
	47 Moorland Road, Langho

	3/2007/0421/P
	Two storey extension on side of existing house
	2 Langho Woods

Old Langho

	
	
	

	3/2007/0422/P
	Conservatory to rear of property
	9 Thornfield Avenue

Longridge

	3/2007/0427/P
	Proposed extensions to restaurant and kitchen, form new vehicular access and block off existing access 
	Spread Eagle Hotel

Clitheroe Road, Barrow

	3/2007/0429/P
	Kitchen extension to rear 
	1 Clitheroe Road, Sabden

	3/2007/0432/P
	Extensions and formation of swimming pool
	Thistleber Farm

Rimington Lane, Rimington

	3/2007/0434/P
	Proposed two storey side extension
	Brunlea, Whins Lane

Simonstone

	3/2007/0435/P
	Single storey infill extension between the house and garage (resubmission) 
	The Barn, Chapel Lane

Old Langho

	3/2007/0438/P
	Formation of disabled access new entrance and minor alterations
	Waddington Methodist

Church, Waddington

	3/2007/0443/P
	Erection of machinery storage building/general purpose building
	Coppice Farm, Mill Lane

Gisburn

	3/2007/0446/P
	Re-location of approved cattle building (3/2003/0870/P)
	Horton Grange

Horton-in-Craven, Skipton

	3/2007/0450/P
	20M X 40M ménage with post and rail fencing (approx 1.2m high) 
	Riddings Farm, Birdy Brow

Chaigley, Clitheroe

	3/2007/0451/P
	Entrance sign, projecting sign and A3 menu cases with external and internal illumination 
	Olive Press, York Street

Clitheroe 

	3/2007/0456/P
	Kitchen/dining room extension
	110 Whalley Road, Langho

	3/2007/0461/P
	Extension to side to form garage a
	13 Darkwood Crescent

Chatburn

	3/2007/0463/P
	Single storey sun room extension 
	14 Netherwood Gardens

Brockhall Village

	3/2007/0464/P
	Extension and alteration works following demolition of existing rear extension 
	Cross Keys Hotel

Fleet St Lane

Ribchester

	3/2007/0465/P
	Proposed erection of retractable fabric awning to rear of existing public house (resubmission)
	The White Lion

Market Place

Clitheroe 

	3/2007/0466/P

(LBC)
	Proposed erection of retractable fabric awning to rear of existing public house (resubmission)
	The White Lion

Market Place

Clitheroe 

	3/2007/0468/P
	Kitchen extension
	17 Shropshire Drive

Wilpshire

	3/2007/0470/P
	Proposed external smoking shelter to rear of property
	Mill Stone Hotel

Church lane, Mellor

	3/2007/0475/P
	Erection of Fisherman’s lodge/cabin (17sq.m.) and provision of off-road hardstanding parking area (75sq.m.) immediately adjoining access entrance gate (for personal use only) 
	Jackson’s Bank Road

Balderstone

	
	
	

	3/2007/0476/P
	Steel portal frame cattle building 
	Croasdale Farm

Catlow  Road, Slaidburn

	3/2007/0478/P
	Erection of an agricultural building to accommodate covered midden and agricultural storage and livestock facilities (405.58m2)
	Sykes Farm

Dunsop Bridge

	3/2007/0485/P
	Demolition of existing buildings (conservatory and concrete garages).  Rebuilding of conservatory to larger dimension and block rendered garage incorporating disabled WC, utility room and rear store
	5 Conway Avenue

Clitheroe

	3/2007/0496/P
	Provision of a new single storey classroom to rear of existing stable block to provide additional accommodation for secondary age pupils 
	Hillside Special School

Ribchester Road

Longridge

	3/2007/0502/P
	Replacement of existing bridge with new timber footbridge and temporary access routes during construction
	Low Moor Footbridge

Low Moor Clitheroe 

	3/2007/0530/P
	Construction of new brick porch to front and garden room to rear of property 
	10 St Andrew’s Road

Brockhall Village

Langho

	3/2007/0560/P
	Conservatory Extension 
	Lime Crest, Whalley Road

Pendleton


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0323/P

(LBC)
	Fitting of a new stainless steel flue pipe in conjunction with the use of a wood burning stove 
	Flat 4, Hodder Court Knowles Brow

Hurst Green
	The proposal would be harmful to the character and setting of the listed building because the flue would be incongruous with and disruptive to this prominent roof slope.



	3/2007/0383/P
	Change of use of agricultural land extending domestic curtilage and erection of detached garage 
	Atkinson’s Farm

Settle Road

Bolton-by-Bowland
	Polices G1, H12 and ENV1 – Detriment to the appearance of the Area of Outstanding Natural Beauty, and precedent.



	
	
	
	

	3/2007/0388/P
	Proposed installation of a 10kw wind powered generator on a 12m free standing tower on land to the north of Clark Hill Road and to the rear of the abattoir 
	Abattoir site off 

Clerk Hill Road

Wiswell
	Policy 20 Joint Lancashire Structure Plan and Policies G1, ENV1, ENV24, ENV25, ENV 26 of the Local Plan – detriment to the appearance of the Area of Outstanding Natural Beauty and the amenities of nearby residents.

	3/2007/0341/P

(PA)
	Alteration and extension comprising demolition of single storey entrance hall, addition of conservatory and barn link and replacement garden room 


	New Hall

Edisford Road

Waddington
	The proposal would be harmful to the character and setting of the listed building and the character and appearance of Waddington Conservation Area because of the extent and style of new glazed additions, the use of misleading historic styles in new windows and doors, and the unnecessary loss of historic fabric.

	3/2007/0342/P

(LBC)
	Demolition of flat roofed single storey hall extension.  Addition of small conservatory extension to the kitchen and a link to the barn.  Replacement of white uPVC sunroom with a stone built garden room 


	New Hall

Edisford Road

Waddington
	The proposal would be harmful to the character and setting of the listed building because of the extent and style of new glazed additions, the use of misleading historic styles in new windows and doors, and the unnecessary loss of historic fabric.

	3/2007/0343/P

(CAC)

Cont/

Cont……
	Removal of stylistically unsuitable and poorly designed single storey entrance hall extension.  Restoration of the north elevation windows and doors to their original configuration before their alteration in the 1950s (CAC).


	New Hall

Edisford Road

Waddington
	The proposal would be harmful to the character and appearance of Waddington Conservation Area because the development description includes works to existing window and door openings that appear to be damaging to historic fabric.

	3/2007/0392/P
	Extension to existing house and insulation of below ground pipework from ground source heat pump (site area 1.25 hectares)
	Cow Ark Farm

Cow Ark

Clitheroe (LBC)
	The proposals would be harmful to the character and setting of the listed building and the setting of the nearby listed building because of the dominance of the historic building by new build.  The proposal would be harmful to the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty because of its scale and the cumulative impact of new buildings on the site.

	3/2007/0405/P
	Retrospective Application for 2 x Metal Stands at 1 & 2 Highfield Road and 1 x Sign at end of Highfield Road 
	CLP (Clitheroe) Ltd

Units 1 & 2 Highfield Road, Clitheroe
	The proposed signs by virtue of their design and location are considered to be contrary to Policies G1 and RT7 of the Districtwide Local Plan in that they would lead to conditions to the detriment of highway safety.

	3/2007/0423/P

(AC)

Cont/

Cont…..
	Name signs to front and rear elevations, with back lit static illumination
	The Grand

York Street

Clitheroe
	The proposed signage would have a detrimental impact upon the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area.

	3/2007/0424/P

(LBC)
	Name signs to front and rear elevations, with back lit static illumination
	The Grand

York Street

Clitheroe
	The proposed signage would have a detrimental impact upon the character and setting of the listed building and the character and appearance of Clitheroe Conservation Area.

	3/2007/0426/P
	Reinstatement of the main house to its original 18th century layout.  A partially buried two storey extension to the north elevation linked by a glass atrium.  Extension includes a garage, lift and ground floor bedrooms at 


	Cow Ark Farm

Cow Ark

Clitheroe (LBC)
	The proposals would be harmful to the character and setting of the listed building and the setting of the nearby listed building because of the dominance of the historic building by new build.  The proposal would be harmful to the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty because of its scale and the cumulative impact of new buildings on the site.

	3/2007/0433/P
	Erection of single storey extension to rear with internal alterations 
	37 King Street

Whalley
	Policies G1 and ENV16 – adverse impact on the character and appearance of the conservation area. 

	3/2007/0440/P


	Erection of 6kw wind turbine with TM1500 15m mast to provide a supply of electricity to the two holiday cottages and the CL caravan park
	Marl Barn

Tosside
	Policy 20 – Joint Lancashire Structure Plan and G1, ENV1, ENV24, ENV25 and ENV26 – detriment to the appearance of the Area of Outstanding Natural Beauty.

	3/2007/0442/P
	Three store extension and alterations
	Strathaven

Whalley Road

Billington
	G1, H10 and Policy SPG – “Extensions and Alterations to Dwellings” – the proposal would have a detrimental impact on the street scene by virtue of its scale, massing and design.  

	3/2007/0449/P
	Conversion of two bedroomed flat to two one bedroomed flats 
	3 Accrington Road

Whalley
	Policy 12 JLSP, Interim SPG – Housing, Alts 1, 7 and 8 of Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition – adding to existing over supply of residential development within the Borough.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2007/0553/P
	Steel framed building with double pitch roof
	New Laund Farm, Whitewell

	3/2007/0480/P
	Cover over existing midden in order to increase capacity of muck which can be stored over winter months.  Cover over adjoining yard to improve stock handling facilities.
	Halsteads Farm

Slaidburn


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0176/P
	Six additional stone chalets on southern side of site
	Greenbank Quarry

Old Clitheroe Road

Longridge


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2007/0496/P
	Provision of a new single storey classroom to rear of existing stable block to provide additional accommodation for secondary age pupils
	Hillside Special School

Ribchester Road

Longridge

	3/2007/0501/P
	Provision of pre-school building

(184.32sq m) 
	Barrow Primary School

Old Row, Barrow

	3/2007/0502/P
	Replacement of existing bridge with new timber footbridge and temporary access routes during construction
	Low Moor Mill footbridge

Low Moor, Clitheroe


APPEALS UPDATE

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

	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
	-
	APPEAL DISMISSED 6.6.07



	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
	_
	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 @ The Old Toll House

1-5 Parson Lane

Clitheroe
	WR
	_
	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
	_
	Awaiting site visit

	3/2006/0715 & 0718

D
	11.5.07
	Mr M R Haston

Substitution of house type to incorporate porch/boiler house extension

Substitution of house type to incorporate double garage and garden paraphernalia storage 

Carr Meadow Barn

Carr Lane

Balderstone
	WR
	_
	Awaiting site visit

	3/2006/0993

D
	12.6.07
	A Kinder

Erection of 2no. one bedroom apartments on domestic garden area

Land adjacent

16 Colthirst Drive

Clitheroe
	_
	Hearing – date to be arranged
	Notification letter sent 18.6.07

Questionnaire sent 19.6.07

Statement to be sent by 22.7.07

	3/2007/0065

D
	20.6.07
	Paul and Louise Lupton

2 Chaigley Court

Chaigley
	WR
	_
	Notification letter sent 28.6.07

Questionnaire sent 29.6.07

Statement to be sent by 

31.7.07


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:
3/2007/0041/P
(GRID REF: SD6197 4130) 

PROPOSED NEW ACCESS LANE TO PROPERTY.  CHANGE OF USE FROM AGRICULTURAL USE TO RESIDENTIAL AT 2 HESKETH LANE, CHIPPING

	PARISH COUNCIL:
	No observations received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle to this application on highway grounds.  The proposed access is sited approximately 45m from its junction with Hesketh Lane and vehicular movements to and from this location will not have a detrimental impact on traffic safety.  I am concerned that the width of the gravel access track is maintained at 5m along its entire length and regard this as excessive and out of keeping with the location.  However, I do not consider that this warrants raising an objection.  The gate at the access road is correctly located and offers adequate sight lines to the north and to the junction with Hesketh Lane.  

There are no objections raised to the amended plans.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby resident.  The neighbour fully supports the application but requests that the Council impose a restriction on the number of vehicles that can be allowed to be regularly parked at the rear of the property.


Proposal

This application details a new access track, which will run for a distance of approximately 60m from Longridge Road to the rear of 2 Hesketh Lane.  The track would border the rear curtilage of Corner House and the revised width of the new gravel track and grass verges would be approximately 6m (reduced from 7m).  The boundary between the new track and the field would be formed by a fence and hedgerow.  

The proposal is effectively a change of use of agricultural land to residential curtilage.  

Site Location

2 Hesketh Lane stands near the junction of Longridge Road with Hesketh Lane.  At the rear of the property there is a field (through which the proposal would run) and there are neighbouring dwellings on both sides.

The site is designated as an AONB and is outside of the settlement boundary.

Relevant History

3/2002/0324/P – Kitchen and bedroom extension.  Approved with conditions 18 July 2002.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.

Environmental, AONB, Human Rights and Other Issues

2 Hesketh Lane currently has no off-road parking and residents are forced to park their vehicles along Hesketh Lane thus creating a potential hazard for other road users.  As such, there are highway benefits to be gained as a result of this proposal.  In terms of local plan policy H12, this states that curtilage extensions outside of settlement boundaries will normally be refused, however, in this instance, given the highway benefits, I believe that t his policy can be relaxed.  

The County Surveyor commented that the width of the track at 5m was excessive and amendments have therefore been sought, which reduce the width of the track to 4m.  The track would be well related to the rear curtilage of Corner House and the proposal does not therefore represent any significant incursion into the rural landscape.  The applicant proposes to plant a Lancashire hedgerow along the boundary of the track with the adjacent field, which will mitigate any visual impact on the landscape character of the AONB.

In terms of residential amenity, it is considered that the creation of the track adjacent to neighbouring properties would not lead to any significant disturbance or loss of privacy.  I note the nearby resident’s request that the Council impose a restriction on the number of vehicles that can be parked at the rear, however, I do not believe that such a condition would be reasonable.

Therefore, having carefully weighed the policy considerations and visual impacts against the potential highway benefits, I consider that the application should be viewed favourably.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 27 June 2007.


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

2.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

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


REASON: In the interests 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.

5.
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 written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

6.
Precise details of proposed fencing including its type and height shall be submitted to and approved in writing by the Local Planning Authority before development commences.


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

APPLICATION NO: 3/2007/0118/P
                                         (GRID REF: SD 375028 441782)
PROPOSED: Single storey extension to rear of garage and first floor extension above garage at 22 Roman Way, Clitheroe. 

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

	
	
	

	ADDITIONAL REPRESENTATIONS: 
	1 letter of objection received from a neighbouring property. There are many objections covered within the letter, however the only material planning consideration highlighted in the letter is loss of privacy and light.  All the other objections relate to private issues.


Proposal

The property is a link detached house in Clitheroe. The proposal is for a first floor extension over the existing garage and an extension to the rear of the garage. 

The first floor extension is proposed to set down from the main roof by 0.7m and will have a front dormer. To the rear there will be an extension to the rear of the garage, which will be incorporated into the first floor extension. The apex of the first floor extension will be set back from the apex of the existing roof. There will be no windows facing the neighbouring property. 

Site Location

The site is on the Highmoor residential estate in Clitheroe. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

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

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

Amended plans were received on this proposal, which set down the height of the roof and set back the apex, with a dormer to the front. Previous to these revised proposals, the application was refuseable due to the terracing effect it would cause on the street scene. However, the amended plans have changed the proposal, alleviating these issues and allowing the design to be acceptable and the impact on the street scene is suitable.

Further amended plans have been received which have altered the proposals again to incorporate front and rear dormers, allowing the apex of the roof to be set directly under the existing apex. This would reduce the height of the proposal on the neighbouring boundary and therefore reduce loss of light. There would be minimal change to the previous proposed front elevation.

The size of the proposal is acceptable and would cause minimal overbearing impact on the existing house or the surrounding area. 

There would be limited loss of privacy as there are no windows proposed in the side elevations. Loss of light will be apparent, however it would be minimal. No. 24 has an existing garage to the side of the property, and to the rear there is a kitchen. Loss of light would not be enough to warrant a refusal on this application due to there being no windows in the side elevation of no. 24, only a door, and the room being a non-habitable room.

In relation to the rest of the objections detailed in the letter, they are not planning considerations and therefore should be considered as part of this application.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the proposed extensions 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”.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 27 June 2007.


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

APPLICATION NO:
3/2007/0313/P
(GRID REF: SD 365678 432272)

PROPOSED BIRD OF PREY CENTRE WITH A SELECTION OF SMALL AVIARIES AND LARGER AVIARIES AND A RECEPTION/OFFICE/EDUCATION AREA AT HAWKSHAW FARM, CLAYTON-LE-DALE, BLACKBURN, LANCASHIRE

	PARISH COUNCIL:
	There have been no formal comments or observations received.

	LCC HIGHWAYS (TRAFFIC AND DEVELOPMENT ENGINEER:
	Following the submission of more detailed plans on the 4th of June, the County Surveyor has the following comments to make:



	
	· It is clear that a suitable sightline can be achieved. However, the junction design needs to be more distinct and reflect the anticipated users. The revised sketch shows a 12m opening, but motorists would not necessarily understand this as a suitable access to a tourist attraction. I would suggest 6m radii to create a conspicuous junction when allied to the sightline improvements and the setting back of the hedge line.



	
	· The parking layout needs to be considered in greater detail, as the eschelon parking is not feasible and other spaces are contradictory.
· The position of the small shop within the parking area should also be reconsidered, as it will act to bring pedestrians into conflict with moving traffic and interfere with parking maneuvers.



	
	At the time of the report submission, amended plans had been submitted in line with the proposed alterations suggested above. However at the time of the reports submission, the County Surveyor had not had time to comment but will be reported verbally.



	ENVIRONMENTAL HEALTH:
	These premises may be subject to the requirement of the Zoo Licensing Act 1981 (as amended) and the Health and Safety at Work Act 1974. Detailed proposals should be submitted to this department.



	ENVIRONMENT AGENCY:
	The Agency has no objection in principle to the proposed development subject to the inclusion of suitable conditions on any subsequent approval.



	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received. The following points of objection have been raised:

· Concerns regarding highway safety at the entrance to the site, more importantly the volumes of traffic attracted to this new development,

· Applicant should focus more on a scheme that diversify the land without building on it,

· Concerns that an approval of the application will lead to a springboard of further applications at the site, thus creating an over intensive use at the site, and

· Concern regarding the actual ‘keeping’ of birds or prey in captivity for use as an education tool, and any subsequent release of birds of prey into the wild.


Proposal

The application seeks permission for a Bird of Prey Centre on land at Hawkshaw Farm, Longsight Road and access alterations to the A59.  The application involves the construction of;

· 12 1.8m x 1.8m size aviaries,

· 32 3m x 3m size aviaries,

· 2 large 12.2m x 7.6m size aviaries,

· A 6m x 6m size rehabilitation centre,

· A large flying and display area,

· A 6.1m x 9.1m size, picnic area,

· Portable toilets, and

· A 12.2m x 12.2m size, Shop/Classroom/Reception building.

Site Location

The site is located off Longsight Road (A59), between Osbaldeston and Copster Green, on land designated as open countryside.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP12 - Agricultural Diversification.

Policy RT1 - General Recreation and Tourism Policy.

Policy 19 – Tourism Development - Joint Lancashire Structure Plan 2001-2016

Environmental, AONB, Human Rights and Other Issues

The main issues concerning this application are with regards to the visual impact of the proposal on the area, any potential impacts on highway safety given its location off the A59, and that this is new business as part of a farm diversification scheme.

With regards to the scheme complying with Policies related to Rural Diversification, the agent notes that the centre seeks to create a quality tourist attraction in the area that will provide education for schools and groups in and around the North West region, through the conservation of birds of prey. The proposal will create 4 full-time positions of employment, and achieve an additional, steady and reliable income from this sustainable business that will help them in their aim to diversify the farm away from core agriculture. Policies G5, EMP12 and RT1 of the Districtwide Local Plan, and Policy 19 of the Joint Lancashire Structure Plan 2001-2016, all support the diversification of farming enterprises, providing that;

· the proposal is appropriate in both scale, character and nature to a rural area,

· it will not compromise its natural beauty, and

· the infrastructure and environment can accommodate the visitor impact.

As such, I consider the proposal complies with the relevant Polices regarding diversification.

With regards to the visual impact on the area by the proposal, the site itself is reasonably screened from the adjacent highway at present by a significant hedgerow running along the highway boundary, and the main building, along with its many other small buildings, is sited over 140m from the highway behind a further hedge, and over 160m from the nearest residential property. With regards to the scale of the buildings on site, the small aviaries are approx. 2.6m high, and of a flat roofed, timber construction, the shop/classroom/reception building will be approx. 3.538m high, and again will be of a timber construction however, with an apex roof construction of green felt, and the flying aviaries will be timber framed, shrouded by 50mm steel mesh, at approx. 6.096m high. Bearing in mind the distance of the site to the nearby highway and residential dwellings, it is considered that the proposed collection of buildings will not be significantly visible from the surrounding area.

Finally with regards to highway issues, the County Surveyor is satisfied with the proposal as submitted, and subject to minor changes would recommend approval.  This included a 6m radii at the junction with the A59, a feasible and safe parking layout and the moving of the shop on site so as to not interfere with parking manoeuvres. Amended plans have been submitted showing alterations to the parking area to move the shop and create a more feasible layout, and a letter was also submitted stating that the applicant will be willing to alter the entrance to create a 6m radii. As such, whilst the proposal will create an increase in vehicular traffic to the site, providing the access is improved in accordance with the approved plans and the car parking area is constructed in accordance with the approved plans, I do not envisage that the proposal will have a significant impact on highway safety.

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 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 of the Ribble Valley Districtwide Local Plan.

2.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the existing access road from the continuation of the nearer edge of the carriageway of Longsight Road (A59) to points measured 120m in each direction along the nearer edge of the carriageway of Longsight Road (A59), from the centre line of the access, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.’


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility at the street junction or site access.

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


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

4.
Notwithstanding the approved plans, the existing access to the site from Longsight Road (A59) shall be constructed to incorporate a 6m junction radii in addition to the other alterations, and shall be a (minimum) width of 5.5m, maintained for a minimum distance of 100m (the length of the track up to the car park area) measured back from the nearside edge of the carriageway.


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

5.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and the off-site works of highway improvements has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order to satisfy the Local Planning Authority and the Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.

6.
No part of the development, hereby approved, shall be occupied or opened for trading until the approved scheme referred to in Conditions 3, 4, 5 and 6 have been constructed and completed in accordance with the scheme details.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.

7.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved in writing 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.

8.
No development approved by this permission shall be commenced until, a scheme for the containment and storage of solid wastes produced as a result of this development has been approved in writing by the Local Planning Authority. Such a scheme shall be implemented in accordance with approved plans.


Reason: To prevent the pollution of the water environment.

9.
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.

10.
The development hereby permitted shall be used for bird of prey centre only and for no other purpose.


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

11.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 2 July 2007.


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

NOTES

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


Only clean surface water from roofs and paved areas should be discharged to any surface water soakaway.


This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.


The grant 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 No’s 3, 6, 7 and 8 in the parish of Clayton-le-Dale run through the site.
APPLICATION NO: 3/2007/0329/P
(GRID REF: SD 7653 4353)

PROPOSED REPLACEMENT AND EXTENSION OF AQUATICS BUILDING AND INSTALLATION OF TWO FIRE DOORS IN REPLACEMENT BUILDING APPROVED UNDER PLANNING REFERENCE 3/2005/1034/P AT SHACKLETON’S GARDEN CENTRE, CLITHEROE ROAD, CHATBURN

	PARISH COUNCIL:
	Have the following observations to make:



	
	1.
	Are the proposed two fire doors in addition to the two already existing?  If so, why were these not considered at an earlier stage in the planning application?



	
	2.
	Shackleton’s cannot cater for the volume of visitors to the garden centre and cars are parking off the premises in a village where parking is already a serious problem.  



	
	3.
	Delivery vehicles continue to park on the main road to off load, a matter which has already been brought to the attention of the planning department.



	
	4.
	The stone cladding on the new extension is aesthetically unpleasing and the proposal to extend its length is visually unacceptable.  



	
	5.
	The Parish Council is extremely concerned about the development which is no longer a centre retailing garden related products and the size of which is having a seriously detrimental impact on the village.



	ADDITIONAL REPRESENTATIONS:
	Four letters have been received in support of the application and countering the observations of the Parish Council.  

· Consider design acceptable

· Useful facility

· Parking area more than adequate


Proposal

This application seeks consent for the rebuilding and extension of the aquatics building and the installation of two fire doors in the previously approved replacement building.  The works would measure approximately 24m x 21.4m x 5.9m to the apex of its pitch and be constructed of stone walls, profile steel sheets to the roof with the existing steel framed glazed gable panels moved to the extended gable position.  It should be noted that the new gable would be set forward of the existing by approximately 20.7m.  The final 3.3m of the building’s revised length being formed by an extension to the roof which acts as a canopy to protect a new doorway.

Site Location

The garden centre lies to the south of Clitheroe Road outside settlement limit within land designated as open countryside.  Opposite the application site are industrial units and a petrol filling station.

Relevant History

3/05/1034/P- Replacement of seven bay polytunnel with larger permanent building and alterations to conservatory.   Approved with conditions 1 August 2006.

3/05/1000/P – Increase range of goods for sale to include homeware, gifts and indoor fish (retrospective).  Deferred and delegated to approve subject to a Section 106 to limit the extent of ancillary retailing that can take place.  Yet to be drafted and thus formal decision not issued.

3/05/0999/P –Use of café as restaurant open to 11pm Thursday to Saturday (retrospective).  Deferred and Delegated to approve subject to a Section 106 to limit the extent of an A3 use on site and to ensure it is not severed from the primary use as a garden centre.  Yet to be drafted and thus formal decision not issued. 

3/05/0998/P – Modification of Condition 4 on 3/93/0399/P to allow the opening of the garden centre to 8pm on Thursdays and Fridays.  Approved with conditions 8 February 2006.

3/05/0508/P – Proposed replacement of seven bay polytunnel with larger permanent building; alterations to conservatory; extension of car park into a “growing on” area and replacement of parts of the car park with a “growing on” area.   Refused 27 October 2005.

3/04/0059/P – Extension to shop, display area and open sided covered area and extension to existing conservatory (resubmission).  Approved with conditions 4 March 2004.

3/03/0802/P – New shop display area, open sided covered area and extension to existing conservatory.  Approved with conditions 31 October 2003.

3/03/0098/P – Change of use of agricultural land to provide additional parking, turning circle and growing on area for garden.  Creation of two new accesses, re-routing of footpath.  Approved with conditions 10 June 2006.

3/02/0831/P – Erection of two poly tunnels with stone front elevation.  Approved with conditions 26 November 2002.

3/00/0554/P – New poly tunnel replacing existing greenhouse (Phase 2).  Approved with conditions 6 September 2000.

3/00/0551/P – New poly tunnel replacing existing greenhouse (Phase 1).  Approved with conditions 6 September 2000.

3/99/0399/P – New garden centre building. Change of use of site from nursery to garden centre.  Approved with conditions and subject to a Section 106 Agreement 18 September 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy S8 - Garden Centres.

Environmental, AONB, Human Rights and Other Issues

The key matter for consideration is the visual impact of the works now proposed.  As members will be aware consent was granted under 3/05/1034/P for the replacement of the poly tunnels to the frontage of the Shackleton site with a more permanent building of stone construction and that is the structure evident on site today.  However, that scheme provides for a covered entrance adjacent to the aquatics building which has not been constructed.  This proposal is in place of that and proposes the rebuilding of the aquatics building to present a more cohesive elevation towards the car park as opposed to the disjointed elevation that would be apparent should the former consent be implemented in its entirety.  The use of stone work is considered appropriate, in spite of the comments of the Parish Council, but there are unresolved issues over the roof colour.  The design and access statement submitted in support of the scheme indicates roof materials to match existing, ie green profile sheets.  The use of profile sheets is not contested but Committee should be aware there were discussions with the applicant’s agent at the beginning of the year over the appropriateness of the colour of the sheeting.  A condition imposed on the 2005 application required approval of materials prior to their use in the development and this was not done for the roof.  Correspondence dating from February refers to the need to “take a view as to whether the roof colour remains as green or whether it is clad over with another material in a different colour”.  As the current application stands the roof would be continued in green.  Previously officers had suggested the use of brown as more appropriate colour to blend with both the stone work and buildings to the opposite side of the road.  Committee’s views on the appropriateness of green or brown as a roof colour would be welcomed.  

In response to other comments raised by the Parish Council the two fire doors relate to regularising those in the existing building which were not shown on the original application but the need for which became apparent at the building regulation stage.  The extension would have one additional fire door in the elevation facing the road frontage.  With regard to parking provision the County Surveyor has not raised objections previously to the level of provision for the development nor have they in informal discussions relating to the current scheme.

Turning to their final point about the nature of the development no longer being a centre retailing garden related goods; members will note from the planning history section of this report that there are two applications awaiting the satisfactory drafting of a Section 106 Agreement to authorise an extended range of goods to be sold from the site.  Presently there is a legal agreement in place which restricts the site to be used only as a garden centre for the sale of garden and landscaping products with no other retail use.  Negotiations are ongoing with the applicant’s agent on this matter but, until such time as the total floor area of the enclosed parts of the site are known the Agreement cannot be progressed.  For Committee’s information it is the intention to restrict the outside sales areas of the site to goods and services normally sold at a garden centre which, for the avoidance of doubt, would be listed within the Agreement. With regard to the additional goods within Use Class A1, these would be restricted to a percentage of the sales area contained within buildings on site and must remain subservient to the garden centre use.  Account will also need to be taken of the restaurant on site in these calculations.  However, until such time as this application is determined these matters cannot be finalised.  If Committee wish, the details of the Section 106 Agreement can be brought back to them for approval prior to the legal agreement being finalised.

Therefore, having regard to the above I am of the opinion that the extension would not have a significantly detrimental visual impact on the street scene or wider area and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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.

NOTE:

1.
The applicant is reminded of conditions 4 ,7 and 8 imposed on 3/05/1034/P regarding the servicing of the site.  

APPLICATION NO: 3/2007/0362/P
(GRID REF: SD 7055 4105)

PROPOSED RETENTION OF FIVE AGRICULTURAL WORKERS CARAVANS AND SCREEN FENCING AT WITHGILL FARM, MITTON

	PARISH COUNCIL:
	Object to this application on the following grounds:



	
	1.
	Whilst appreciating that it is advantageous to have some labour “living on site”, this has been adequately addressed by the two existing farmworker’s houses.  



	
	2.
	The caravans are unsightly. 



	
	3.
	Ample rented accommodation is available nearby.



	
	4.
	Would set a dangerous precedent for other farms and businesses who could request similar facilities to house their workers.



	COUNTY LAND AGENCY MANAGER:


	As the conclusion to a fairly lengthy consultation response, the County Land Agency Manager comments that the applicants operate probably the largest dairy herd in the country and, whilst the nature of the enterprise is a conventional dairy herd unit, the system applies a factory style management technique owing to its scale.  He does not feel that the time worked by the employees on this unit is untypical of most commercial agricultural units although he recognises the system relies upon a continual seven days a week process throughout the year.  With this factor in mind, he recognises that it is important to have a reliable team of workers which, if they lived off the unit, would increase the risk of vulnerability to the reliability of the rota system which is in place.  He considers that for this reason the applicant’s particular system of farming would benefit from the workers living on the unit rather than locally.  



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a local resident who makes the following points:



	
	1.
	It was stated in the original application for the extension of the farm that the owners did not foresee any additional dwellings on the site to accommodate an increase in farm workers which will be generated by developments in the future.  



	
	2.
	The caravans are sited illegally and I have been informed that the Council is to enforce their removal.



	
	3.
	The economic impact of this development on the Ribble Valley was welcomed with the creation of at least four full time jobs from the local workforce.  I believe that the workers being housed in the caravans are immigrant workers of no benefit to the Ribble Valley.

	
	4.
	The screening referred to in the application does not hide the caravans from the view of the residents of Withgill Fold.


Proposal

Permission is sought for the retention of five caravans which have been sited without planning permission and which are the subject of ongoing enforcement proceedings.  The caravans provide accommodation for ten full time foreign agricultural workers.  Permission is also sought retrospectively for the retention of timber fencing which has been erected to screen the caravans.

Site Location

Withgill Farm is situated in the open countryside, with a complex of buildings located some 150m to the east of the highway, Whalley Road, which serves the site.  The caravans to which the application relates are sited in a small group on the south western side of the farm complex adjacent to the access track.  The residential development of Withgill Fold is located to the southeast of the farm complex.  

Relevant History

3/93/0796/P – New herdsmans cottage.  Approved. 

3/99/0166/P – Four new agricultural buildings, new dairy facilities, machinery store, new farm road and associated landscaping and external works.  Approved with conditions.

3/05/0465/P – Covered Midden.  Approved.

3/05/1079/P – Proposed expansion of existing dairy cow accommodation, replacement slurry storage and associated landscaping.  Withdrawn.

3/05/1011/P – Farm workers Dwelling.  Approved.

3/06/0213/P – Expansion of existing dairy cow accommodation, replacement slurry storage and associated landscaping (Resubmission).  Approved.

3/07/0266/P – Farm workers dwelling (Substitution of house type).  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G8 - Environmental Considerations.

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

Policy H2 - Dwellings in the Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Withgill Farm now comprises a modern farmhouse and substantial ranges of portal frame agricultural buildings and there is an extant planning permission for the erection of a second farm workers dwelling.  Phase 2 of the planned expansion of agricultural buildings has recently been completed adding 30% to the stocking levels which now stands at 1,500 cows.  This expansion also necessitated the construction of a substantial slurry lagoon, which is located on the west side of the complex and screened by earth banking.  A condition on the planning permission required the implementation of tree and shrub planting on the bank, and this is presently in hand.  

I am advised that Withgill Farm is one of the largest dairy herds in Europe, on which it is necessary to milk the 1,500 cows on a 24 hour basis using a continuously rotating milking parlour.  It has been accepted that there is a need for two full time qualified members of staff to be accommodated on site, as evidenced by the planning permission for a second agricultural workers dwelling (3/2007/0266/P).  That planning permission has not yet been implemented.  

The routine work is undertaken by a team of 13 full time unskilled workers.  The monotony of the job is such that it does not offer a career, and the workers are employed on short contracts, working between 60 to 85 hours per week on a continuous rota to enable the milking to continue at the same pace throughout the day and night.  

The essential agricultural need for two skilled workers to reside on the farm has already been satisfied by the existing and recently approved agricultural workers dwellings.  It cannot, therefore, be argued that it is essential for the foreign workers to live on the farm.  For this reason the proposal would not satisfy either the advice in PPS7 relating to the provision of agricultural workers dwellings or Policy H2 of the Local Plan.

The alternative is that the workers live in existing accommodation in the locality and travel to work.  In documentation submitted with the application, the applicant’s agent says that the foreign workers have no personal means of transport, and it is estimated that, to ferry the staff between their accommodation and the farm on a 24 hours a day basis would require a team of at least three drivers, who would themselves have to come to work by car.  The volume of traffic generation which would result from these workers living off site would therefore not accord with the principles of sustainable development.  

In the joint Lancashire Structure Plan Policy 5 specifies the nature of development that is appropriate outside the principal urban areas, the main towns and key service centres.  Development necessary in connection with employment generating uses is, in principle, acceptable, and the justification goes on to note that “developments will need to be keeping with the character of the area and encouragement will generally be given to development which positively benefit the local environment and reduce the need to travel”.  

In the Local Plan, Policy G5 limits development outside the settlement boundaries to specific uses, including that necessary for the purposes of agriculture.  

Whilst accepting, therefore, that the caravans do not satisfy the usual National Guidance and local policies in respect of the provision of essential agricultural workers dwellings, the County Land Agency Manager does consider that the applicant’s system of farming would benefit from the workers living on the unit rather than locally.  This would also be more sustainable.  For these reasons, I consider the proposal to be acceptable in principle provided that an appropriate condition is imposed to ensure that the caravans do not achieve the status of permanent residences, or become used for an alternative purpose such as tourism. 

With regards to detailed considerations, the caravans are not close to any residential properties.  They are screened on two sides by large portal frame buildings and, on the third by part of the banking which surrounds the new slurry lagoon.  As the planting around the lagoon becomes established it will provide enhanced screening of the caravans.  Further screening is provided by a 2m high fence which has been erected between the caravans and the access track.  I do not consider that the caravans have any seriously detrimental effects upon the appearance of the local landscape.  

The Parish Council has expressed objections to the proposal on four grounds, which I will now address.  Whilst the essential need for workers to live on site has been addressed, the efficient operation of this farm will be greatly enhanced if the additional workers can also continue to live at the farm, as explained by the County Land Agency Manager. The caravans are already very well screened, but further landscaping/screening can be required by a condition.  The workers concerned could not afford local rents and the amount of travel this would involve is unsustainable.  A permission in this case would not set a dangerous precedent as there are no other farms in the Borough of this scale and means of operation.

A nearby resident has referred to the fact that the caravans have been sited without planning permission.  The current situation is that an enforcement notice has been served which has been appealed against.  If this current application is refused, and if the caravans remain at the site, the appeal will be heard at a Public Inquiry on 10 October 2007.

The scale and means of operation of this farm is somewhat unique in the Ribble Valley.  In my opinion, this should be borne in mind in the determination of this application.  As explained in the report there are substantial benefits, not only to the agricultural enterprise itself, but also to the environment, if workers are permitted to remain living on site.  This however, needs to be controlled to reflect the precise circumstances of this farm.  A standard agricultural occupancy condition would not be appropriate in these particular circumstances.  However, a condition which puts restrictions on the occupation of the caravans is essential in order to ensure that they do not become permanent accommodation and do not serve other temporary needs such as tourism.  I suggest that these objectives can be achieved by two conditions.  One condition which restricts the permission to a temporary period of three years and the second which precisely defines who can occupy the caravans and for how long, as comprised in the second condition in the recommendation below.

Subject to appropriate conditions, I consider the proposal to be acceptable in view of the precise circumstances of this farm.

The proposal represents a highly sustainable form of development which does not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

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 for a temporary period of three years only expiring on 31 July 2010, on or before which date the use of the caravans as residential accommodation shall be permanently ceased.


REASON:  This temporary permission has been granted in respect of the specific circumstances appertaining at this farm, and the condition is required to prevent the caravans becoming permanent dwellings which would be contrary to policies G1, G5, ENV2 and H2 of the Ribble Valley Districtwide Local Plan.  

2.
The caravans shall be used for no other purpose than to accommodate temporary agricultural workers employed only by Withgill Farm, and the caravans shall not be occupied continuously by any one individual for longer than two years.  The applicants shall keep an occupancy record which shall be available for inspection by the Local Planning Authority at any time.  


REASON:  This permission has been granted in respect of the specific circumstances appertaining at this farm, and the condition is required to prevent the caravans becoming permanent dwellings which would be contrary to policies G1, G5, ENV2 and H2 of the Ribble Valley Districtwide Local Plan.  

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


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


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

APPLICATION NO: 3/2007/0381/P
(GRID REF: SD 6856 3223)

PROPOSED TWO STOREY LINK EXTENSION BETWEEN EXISTING GARAGE AND HOUSE AT 45 KNOWSLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received from nearby residents who express concerns and objections to the application as follows:



	
	1.
	The extension appears to protrude into the adjoining access road, which is owned by and gives access to, three other properties.  It appears that the proposed structure will require excavations, scaffold and other temporary and possibly permanent works to be carried out on this private road.  Also it is not clear how future maintenance to the proposed structure could be carried out without also entering this same private road.  Access to this road is required at all times because it provides the only access to three properties.



	
	2.
	The extension would appear to be very close to a large tree on the access road which would be dangerous.



	
	3.
	The extension would cut out a lot of light in the lane and make it hazardous.



	
	4.
	The extension would overlook an adjoining property.



	
	5.
	Concern that existing trees which provide privacy to neighbours, whilst also enhancing the area, will be cut down to accommodate the proposed extension.


Proposal

Permission is sought for a two storey pitched roofed extension, which would project from the rear part of the side elevation of the dwelling, and would pass in front of, and be linked into, the existing detached garage.  The extension would provide a garage with a bedroom above, and the existing garage would be adapted to form a playroom and storeroom area on the ground floor with an office above.

Site Location

The application relates to a detached house with a relatively large detached garage on the west side of Knowsley Road.  It is adjoined to the south by other dwellings, and to the north by an access road which serves three dwellings sited to the rear (west) of the site.

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 issues to be considered in the determination of this application concern the effects of the extension upon the appearance of the property itself and the locality in general; upon the existing trees on the site; and upon the privacy and general residential amenities of nearby residents.  Three of the nearby residents have also raised an issue (which is not particularly a planning consideration) about the effects of the extension on the private access road adjoining the site.

The proposed extension is on to the rear part of the northern side elevation of the dwelling, such that it does not have a significant impact upon the appearance of the street scene, nor upon the mature tree at the front of the site.  The extension is appropriately designed for this dwelling and matching bricks, render and roof tiles will be used in its construction.  It will therefore, in my opinion, not detract from the appearance of the dwelling itself.

The proposed extension is not close enough to any other properties for the privacy or amenities of their occupiers to be detrimentally affected.  A window to an office is proposed in the rear roof slope of the existing garage building, but this would be a minimum of approximately 35m away from the nearest neighbouring dwelling.  The proposal would not therefore in my opinion, have any detrimental effects upon the privacy of any neighbours.

With regards to the other issue raised by neighbours, the plans do not indicate that the extension would in any way encroach onto the private access road which adjoins the site.  Any use of this road by the applicant, either during construction, or for future maintenance, would require the permission of the owners of the road.  This, however, would be a private matter between the individuals concerned.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The proposed office above the playroom/store shall be used only for purposes incidental to the residential occupation of the dwelling 45 Knowsley Road, and shall not be used independently for commercial purposes.


REASON: In order to protect the character of this primarily residential area and the amenities of neighbouring residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No trees on the site shall be lopped, topped or felled without the prior written permission of the Local Planning Authority.  All trees on the site which are to be retained shall be protected throughout construction works in accordance with details which have first been submitted to and approved in writing by the Local Planning Authority.


REASON: In order to ensure the retention and protection of trees in the interests of visual amenity and to comply with Policy G1 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 21 May 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:
3/2007/0442/P
(GRID REF: SD 7200 3542)

PROPOSED TWO STOREY SIDE EXTENSION AND ROOF LIFT AT STRATHAVEN, WHALLEY ROAD, BILLINGTON

	PARISH COUNCIL:
	No representations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received which object on the following grounds:



	
	· Windows on second floor would cause overlooking at loss of privacy.

· The sides of the building will cause an enclosure and dominate the adjacent property.

· Loss of light.

· Out of character to the building and the street scene and would result to the visual detriment.

· There is no need for a further four bedroom house.

· Concern over drainage.

· Possible noise caused by building works.


Proposal

This scheme involves a two storey side extension and roof lift and minor alterations on a detached bungalow.  Due to the land levels the proposal is to have a basement garage on the side of the proposed extension.  

The proposal as amended is for the demolition of the existing garage and lounge which is approximately 5m x 6m x 6.2 high with a replacement extension of 11m x 7.5m x 9m in height.  The lower level would incorporate a basement garage and on ground floor there is to be lounge and dining room and balcony with bedroom on first floor.  The proposal also has two bay windows on the front elevation of the original dwelling.

Following negotiations the size of the extension has been reduced which includes moving the extension further away from the boundary.  The front elevation on the first floor is predominantly glazed and would have a gabled elevation.  The property is rendered and brick with a slate roof.  

Site Location

The property has a road frontage on to Whalley Road, Billington.  It is opposite St Augustine’s RC High School.

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 relate to whether the proposal would have an adverse impact on adjacent residential amenity and its impact on the street scene and character of the building.

In relation to the street scene and character of the building I am satisfied that the overall effect on the building would not be to its detriment.  The dwelling is of little architectural quality and the proposed change although modern in relation to the glazing element is sympathetic to the overall character of the building.  In the vicinity there is a mixture of detached bungalows and dwellings and a row of terraced units.  The property is set a reasonable distance away from the carriageway and although occupies an elevated position, would not have a significant impact on the street scene.

I note the comments of the objectors but consider that the revised plan does not have a significant impact in relation to overlooking or loss of light.  The proposal does project towards the adjacent property which has a road frontage on to Whalley Road and would give a blank wall on the boundary to this property but I am of the opinion that this would not result in conditions detrimental enough to warrant a refusal.  In order to minimise overlooking it is important to impose appropriate conditions which relate to the gable elevation and that the rear elevation restricting the type and numbers of window openings.  

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 9 July 2007.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments to reduce the impact on the neighbouring dwelling.

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.  This relates to the side and rear extension.  


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

3.
The window on the rear elevation of the extension shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.

4.
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”.


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

APPLICATION NO:
3/2007/0452/P
(GRID REF: SD6215 4297)

PROPOSED CHANGE OF USE OF LAND FOR 20 TOURING CARAVANS AND ERECTION OF LEAN-TO FACILITIES BUILDING ADJOINING EXISTING BUILDING AT BRICKHOUSE CARAVAN SITE, GARSTANG ROAD, CHIPPING

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections to this application on highway safety grounds.  He comments that the existing access from Garstang Road is constructed to a suitable standard and provides adequate sight lines in both directions, and he has no concerns regarding the ability of the access to accommodate the anticipated movements associated with this application.  He also comments that the site is located close to the village centre and there are links to numerous amenities for walkers and cyclists.  

	
	
	

	NATURAL ENGLAND:
	Recommend that a survey for the presence of Great Crested Newts be carried out.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Permission is sought for the use of land for 20 touring caravans and for the erection of a facilities building.

The facilities building would measure 9m x 4.4m and would have a mono pitched roof with an eaves height of 2.7m and a maximum height of 4.2m.  It would be constructed in the form of a lean-to on to the gable elevation of an existing agricultural building using external materials of stone cladding and slates over a structural steel frame.  

Site Location

The application relates to an L shaped piece of land at Brickhouse Caravan Site which is at Swinglehurst Lane off the south eastern side of Garstang Road, Chipping.  The external boundaries of the land are very well screened by existing trees and hedges, and the land does not immediately adjoin any residential properties, although there are dwellings in the vicinity at Swinglehurst Cottages and Brickhouse Gardens.  The site is outside the settlement boundary of Chipping and is within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT6 - New Touring Caravan Sites and Extensions to Existing Sites.

Policy ENV7 - Species Protection.

Policy ENV8 - Sites of Special Scientific Interest.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy and impacts upon residential amenity, highway safety and whether there would be any significant visual detriment as a result of the proposal.  

Policy RT6 of the Local Plan provides for the provision of new touring caravan sites subject to a number of criteria such as size, visual impact, proximity to facilities such as a village shop and a requirement for a closed period of not less than 8 weeks in the winter.  The site is already used as a certified site for a maximum of five caravans at any one time.  Access tracks serving the certified site and the other land to which the application relates are already in place.  

The site is very well screened by existing boundary hedgerow trees such that its use as a touring caravan site for a maximum of 20 caravans would not, in my opinion, have any seriously detrimental effects upon the appearance of the AONB.

The existing natural screening would also serve the purpose of preventing any serious detriment to the privacy and amenities of the nearest residential properties.  

Although outside the Settlement Boundary, the site is within a few minutes walking distance of the facilities of Chipping village centre.  

The County Surveyor considers the existing access to the site from Garstang Road to be to a high standard and he has no objections to the application on highway safety grounds.  

I consider it appropriate in visual amenity terms for the facilities building to be attached to an existing building, and this is in such a location that it will not be detrimental to the amenities of any nearby residents.  

Although the application seeks permission for 20 caravans, the applicant is aware that a caravan site licence will be required and that the development must comply with the requirements of the model standards.  In particular, he is aware that the ‘spacing’ standards for a site licence may mean that it is not possible to site 20 caravans within the application site area.  I recommend that this issue be covered by a condition that the permission is for a maximum of 20 touring caravans (and under no circumstances shall be used for the positioning of static caravans).  

I consider this site to be in an ideal location for the proposed use so as to comply with all the relevant policy requirements of the Local Plan.  Subject to appropriate conditions I can therefore see no objections to this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon visual amenity, nearby residential amenity or highway safety.  

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

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


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

2.
The number of touring caravans on the site at any one time shall not exceed 20 and under no circumstances whatsoever shall the site be used for the positioning of static caravans.  


REASON: In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan in the interests of highway safety and the visual amenities of the area.  

3.
The period of occupancy of the site shall be limited to 7 March to 6 January in any succeeding year with the site not be available for use outside these dates.  


REASON: In accordance with Policy RT6 of the Ribble Valley Districtwide Local Plan to ensure that the site is for short stay visitor use only.

4.
No external lighting shall be installed at the site except in accordance with precise details which have first been submitted to and approved in writing by the Local Planning Authority.


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

5.
No hard standings for caravans shall be formed at the site except in accordance with the precise details which have first been submitted to and approved in writing by the Local Planning Authority.


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

6.
Prior to the commencement of any construction work on the proposed amenities building, a survey shall be carried out by a person, the identity of whom has been previously agreed in writing by the Natural England Species Protection Officer and the Local Planning Authority, to investigate whether the site is used as a habitat by Great Crested Newts or any other protected species, and the survey results proposed to Natural England 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 Natural England and the Local Planning Authority before any construction works commence on site.  


REASON: To ensure that no species/habitat protected by the Wildlife and Countryside Act are destroyed, and to comply with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.   

APPLICATION NO:
3/2007/0483/P
(GRID REF: SD 6257 3138)

PROPOSED RESERVED MATTERS APPLICATION FOR DEVELOPMENT OF OFFICE FLOOR SPACE, ASSOCIATED PLANT, INFRASTRUCTURE, CAR PARKING AND LANDSCAPING PURSUANT TO OUTLINE PERMISSION 3/2006/0583/P

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations received at the time of preparing this report.

	
	
	

	UNITED UTILITIES:
	No observations received at the time of preparing this report.

	
	
	

	COUNTY PLANNING:
	Consider the scheme compliant with Joint Lancashire Structure Plan for parking standards.  However, there is an under provision of mobility impaired car parking.  Also more clarity is needed regarding cycle provision.  Recommends 10% provision for cycles and 4% for motorcycle with long stay covered and secure parking.  Reminds of the need for various infrastructure measures to be in place prior to occupation which includes a travel plan co-ordinator to be in place 6 months prior to commencement.  Recently advised no objections on basis that issues are controlled via the Travel Plan.

	
	
	

	SOUTH RIBBLE:
	No objections.


Proposal

This is a reserved matters application from the granting of outline consent for comprehensive re-developments at British Aerospace complex which was approved on 15 May 2007.  It is therefore only appropriate to have regard to the reserved matters at this stage and not the principle of the scheme which has already received outline consent.  

The reserved matters scheme in this phase include two office buildings on the entrance to the site.  (It is part of an overall scheme for 4 office buildings).  The scheme is two buildings which are four storey in height with a predominantly flat roof structure with a linked atrium between the two buildings.  The overall footprint of each building is approximately 52m x 46m and a height of approximately 16m.  The walkway is recessed half way between the building and comprises a mixture of glass and cladding.  On top of each roof there is a rear full length glazed atrium centrally located on the building.  This would give a maximum height of 19m.  The flat roof area also incorporates some plant buildings, lift areas and air handling units.    

The proposal incorporates car parking within the development of the site with the majority of the car parking at the rear.  There is some disabled and visitor parking at the front of the office blocks.  There is a landscaped area at the front of the office which includes a mixture of semi-mature trees, hedgerow and grassed area.  

At the rear of the building there is the wetland attenuation area as well as additional landscaping.  

There is an area for industrial plant at the rear and this includes the sprinkler tank, boiler room, switchroom and chiller compound area.  

Cycle racks are located at the rear of the main office block.  

The main office building has a hard landscaped area surrounding it, which is to be used as a service area and recreational area for staff.  This area is to be block paved with the main car park being tarmacked.  

The materials used for the office building comprises of a mixture of glazing, various colour pallets and metal louvered cladding.  The central link is all to be predominantly cladded but would have glass panels either side connecting it to each office building.  The end section of each building is to be predominantly cladded which is similar to the side elevation.  The rear elevation is similar to the front elevation but at ground floor has metal louvered finish.  The side elevations are predominantly metal louvered but is punctuated with various window openings of a range of different sizes.  

Site Location

The site is located within the British Aerospace complex at Samlesbury.  Access to the site is from the A59 which has previously been agreed.

Relevant History

3/2007/0583/P – Expansion of existing Aerospace manufacturing and engineering facilities including additional office industrial space, creation of restaurant and access.  Approved with Section 106 Agreement.

Relevant Policies

Policy G1 - Development Control.

Policy G8 - Environmental Considerations.

Policy T7 - Parking Provision.

Environmental, AONB, Human Rights and Other Issues

I have already made reference that the proposed scheme is a reserved matter application and therefore the issues that need to be considered relate to the detailed design, car parking and water attenuation details.  

The conditions imposed under the outline consent are still relevant and it is evident that before commencement of development many of the conditions need to be fully discharged.  However, this does not prevent the determination of this proposal.  

In relation to design and landscaping scheme put forward, it is not dissimilar to the details provided in the outline application which included various details of an illustrative nature and made reference to specific heights of building.  I am satisfied that subject to the exact choice of the range of colours, the building would seem to be a contemporary building and actually enhance the locality given that the majority of the site has industrial type buildings elsewhere within the complex.  It is also evident that the proposed landscaping would further enhance the overall setting.  

It is clear that given the height of the buildings of approximately 16-20m they will be readily visible.  However, they are set a considerable distance away from the boundary of the site and so would not dominate the street scene or road frontage.

The landscaping is an important element of the site.  The main building has a 5m area of soft landscaping surrounding the building.  The space at the rear is provided for employer recreation and includes tree planting and formal seating area.  The surface area will be flagged paved but designed to carry maintenance vehicles. 

The service water drainage strategy has been designed so that all surface water run-off generated by the new hard standings, car park and roof drainage shall be attenuated on site.  The details of run-off rate has been agreed by the Environment Agency.  Attenuation of surface water will be provided by means of underground modular storage and a balancing pond.  

One of the conditions on the outline consent related to the need for each phase of the development to incorporate details relating to the use of renewable energy production methods within the site.  Recently I have received details of the phasing requirement but this has not yet been agreed with either South Ribble Borough Council or by myself.  It is therefore important to have regard as to whether or not the current reserved matters scheme should include details relating to how the development has been designed to incorporate renewable energy production methods.  For Committee’s benefit the condition stated that each phase should have a minimum of 10% of the energy requirements generated by that phase of the development.  At the time of preparing the report however, I have been unable to fully assess additional documents to supplied in relation to renewables.   No written evidence has yet been put forward in relation to renewable energy requirements although I have attended a meeting in which the developer has put the case that the building has been designed as a low energy building and as such seeks to minimise energy consumption.  The argument has also been put forward that this would comply with the spirit of the condition.  I have not agreed this as a course of action. 

The applicant in considering that the proposal has been designed as a low energy building and above the requirements specified under building regulations has indicated that the building incorporates some of the following features:

· The orientation of the building designed to maximise individual daylight but control solar gain.  

· Cooling ventilation strategy developed for overnight hours.

· Reuse of extracted warm air from the atrium has been incorporated into the mechanical ventilation system for winter.

· Rainwater collection from the roof is to be used for toilet flushing and irrigation. 

I fully support the measures but I am still of the opinion that they do not comply with the spirit of condition 20 which relates to renewables.  However, as the condition relates to 10% of each phase and as the phasing has not yet been agreed, it could be argued that 10% could be achieved elsewhere from within the phase.  I am conscious of the need for the scheme to move forward and regard it as inappropriate to delay the determination of this application to obtain further information.  However, it is important that the 10% criteria is met or details provided to ensure renewable production is achieved in another format.  Currently myself and colleagues from South Ribble are having ongoing talks regarding the issues of renewables.  

On the basis of the submitted proposal and recognising the overall economic benefits for this application, and subject to ongoing discussions and the need to fully comply with the appropriate conditions, I still consider it is possible to recommend approval for the scheme.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The proposed parking area shall be implemented and made available for use prior to the commencement of one of the office buildings herby granted in this permission.


REASON: In the interests of ensuring adequate parking provision is met for mobility issues and to encourage more sustainable methods of transport and to comply with Policy G7 of the Districtwide Local Plan.

APPLICATION NO:
3/2007/0484/P
(GRID REF: SD 6744 5199)

PROPOSED 4 TIMBER STABLES, 1 TIMBER TACK ROOM, 1 TIMBER FEED ROOM, 1 SAND PADDOCK WITH POST AND RAIL FENCE AND 1 ACCESS TRACK AT FIELD ADJOINING OXENHURST COTTAGE, BACK LANE, NEWTON

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from the owners of the other two properties in the isolated group of three dwellings at Oxenhurst.  The neighbours have expressed concerns and objections as follows:



	
	1.
	The proposal seems excessive for private use.  There is a fear that it could turn into a commercial venture either with or without the necessary permission.  



	
	2.
	The development should be sited closer to the corner of the field and further away from the access track and the three dwellings.



	
	3.
	Any excavation of soil required to achieve the siting suggested at 2 above could be used to form a mound around the sand school and planted with native trees.



	
	4.
	The footpath between Oxenhurst Cottage and the stables could be put in a less obtrusive position along the field boundary wall.  



	
	5.
	The three properties are on shared springwater, and a development of this scale would put an extra burden on this scarce resource.  



	
	6.
	There is no provision on the plans for the storage/disposal of horse manure.  



	
	7.
	If planning permission is granted could the applicant’s existing field shelter in another field be removed?


Proposal

Permission is sought for a building measuring 21.6m x 3.6m with an eaves height of 2.2m and a ridge height of 3m which would contain 4 stables, a feed room and a tack room.  It would have treated red wood shiplap boarded walls and a black corrugated fibre sheet roof.  

Additionally a 40m x 20m ménage is proposed with 1.2m high post and rail timber boundary fencing.  

Associated vehicular and pedestrian access tracks are also shown on the submitted plans.  

Site Location

Oxenhurst Cottage is the smallest of the three dwellings in a very isolated location served by a long access lane off the west side of Back Lane, Newton.  The proposed development would be close to the eastern edge, which is the lower end, of a steeply sloping field to the north of the dwellings.  

The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

Relevant History

Although there have been previous applications relating to the three properties, none are of any particular relevance to this current application.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

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

Environmental, AONB, Human Rights and Other Issues

The application relates to a very isolated rural location within the AONB.  The precise location of the proposed building and ménage, however, is such that they will be screened from the east by an established row of trees marking a field boundary; from the south by the dwellings and more trees; and from the north/west by the rising ground immediately adjoining the proposed development.  

The two considerations in the determination of this application concern the effects of the proposed development upon the appearance of the AONB and upon the amenities of the owners/occupiers of the two other properties within this small group of dwellings.

With regards to the first issue, I consider the proposed building to be of an appropriate design and external materials for its use and location.  Its precise siting is also such that it will be very well screened, even from distant views, by existing trees and the contours of the immediately adjoining land.  I do not consider that the ménage will have any seriously detrimental effects upon the appearance of the locality.  

With regards to the second issue, I consider the development to be sufficiently far away from the other two dwellings in this group of properties that there would be no serious detriment to the amenities of their occupiers.  These residents, however, have expressed a number of concerns which I will now address.

They suggest that the whole development be moved further to the north into the corner of the field which is furthest away from the dwelling.  The applicant has stated that he proposes to put his manure store in that corner so that it will be as far away as possible from the houses.  The field also slopes more steeply at that end, such that more excavation works would be required to provide the level ground for the development.  I consider that, to change the contours of the land anymore than is necessary is inappropriate in this AONB locality.

The neighbours also consider the proposed building to be too large and they fear that it will be used for commercial purposes.  The application, of course, does not propose any commercial use and such use can be prevented by a condition.  The applicant has stated in a letter that he has no intention of commercial use and he explains that both he and his wife ride, and it is not uncommon for two people to have say six or seven horses.  

Overall, subject to appropriate conditions, I consider the application to be acceptable as submitted.  One condition which will be necessary is one to require the submission for approval, prior to the commencement of development, of drawings showing existing and proposed sections of the land.  This is because no such drawings have been submitted with the application, but it is clear that some minor changes to the contours of the land will be required in order to provide a flat surface for the stables and ménage.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development will have no seriously detrimental effects upon the appearance of the Forest of Bowland Area of Outstanding Natural Beauty or the amenities of nearby residents.  

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

1.
Prior to the commencement of development, drawings showing existing and proposed cross sections of the site shall be submitted to and approved in writing by the Local Planning Authority.  


REASON: In order that the effects of the proposal on the landscape can be fully assessed and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

2.
The stables and ménage hereby permitted shall be for private use only and shall not be used in connection with any commercial enterprise such as livery stables or riding school.  


REASON: In the interests of the character of the locality and the amenities of nearby residents and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

3.
Notwithstanding the 2m stated on the submitted plans, the pedestrian access to the south of the ménage shall not exceed 1m in width.  


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

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


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

5.
No external lighting shall be installed at the site unless precise details thereof have first been submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of visual amenity and the amenities of nearby residents and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO:
3/2007/0487/P
(GRID REF: SD 6960 3689)

PROPOSED REVISED DWELLING PREVIOUSLY APPROVED AT PLOT 1, FORMER SEWAGE TREATMENT SITE, BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	Objects to this application repeating their objections to this large scale development, and referring to their previous objections of 1999 and their comments regarding the reserved matters application in 2002.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

In 2003 planning permission was granted for a dwelling on this site with a gross floor area of 1218m2 (3/2003/1082/P).  Then, in 2005, permission was granted (as part of an application including two other plots) for a dwelling on this plot with a gross floor area of approximately 715m2 (3/2005/0871/P).  This approved dwelling contained three floors of accommodation with the top floor being within the roof space, and it had an attached single storey element containing the swimming pool.  Also approved for the plot there would be a six car garage block and an L shaped stabled block containing six loose boxes and a tack room.

Permission is now sought for the identical garage block and stable block and for a dwelling which, with one exception, is basically the same footprint, size and design as the previous permission (which remains extant).  The one significant change is that a pitched roofed single storey games room of 9.1m x 7.9m has been added to the south western end of the building.  

Site Location

The site comprises the former sewage treatment works which lies at the north western corner of the former hospital grounds, and is surrounded by woodland which is classed as a biological heritage site and is covered by a Tree Preservation Order.  Although it is within the site of the hospital, the application site lies outside the Generally Developed Area as identified in the Local Plan.  

Relevant History

3/99/0202/P – Outline application for single dwelling on sewage treatment works site.  Approved subject to conditions.

3/02/0057/P – Alterations to access road to Blackburn Rovers training ground and sewage treatment works.  Approved.  

3/02/0693/P – Modification of condition to revised date for submission of reserved matters on former sewage treatment works.  Approved.

3/03/1081/P – Modification of condition to revised date for submission of reserved matters on former sewage treatment works.  Approved.

3/03/1082/P – Single dwelling house on former sewage treatment works.  Approved with conditions.

3/05/0509/P – Proposed demolition and replacement of two dwellings together with alternative dwellings previously approved on site comprising Braddyll Barn and Cottage and the former sewer treatment works.  Withdrawn.  

3/05/0871/P – Demolition and replacement of two dwellings together with alternative dwellings previously approved (resubmission) at Braddyll Barn and Cottage together with former sewage treatment site.  Approved subject to conditions.

Relevant Policies

Policy A2 - Brockhall Area Policy.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The Parish Council's objections to this application relate not to the relatively small increase in the size of the building, but to the principle of a large dwelling on this plot.  However, the principle of a dwelling of this general size and design plus a detached garage block and stables building has already been considered by the Committee in respect of application 3/2005/0871/P and found to be acceptable.  That permission remains extant.  

The only consideration to be made in the determination of this current application therefore concerns the effects of the proposed single storey games room addition upon the appearance of the locality.  Given the scale of the whole building and the dense tree screening around the site, any such effects would, in my opinion, be minimal.  

I can therefore see no sustainable objections to the proposed amended house type subject to appropriate conditions.   

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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


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

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


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and ENV3 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 written consent of the Local Planning Authority.


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

5.
The stables building hereby permitted shall be used for private purposes only incidental to the use of the dwelling hereby permitted and shall not be used for any commercial purposes.  


REASON: For the avoidance of doubt and because any commercial use of the stables could be to the detriment of the character of the locality, the amenities of nearby residents or highway safety contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.  

6.
No construction works on the stable building hereby permitted shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

APPLICATION NO: 3/2007/0499/P
(GRID REF: SD 7694 3456)

PROPOSED CHANGE OF USE FROM WORKSHOP TO STORE AND OFFICE.  CHANGE OF USE FROM SHOWROOM TO RETAIL.  PARTIAL CHANGE OF USE FROM BODY SHOP TO RETAIL, SITING OF PORTAKABIN AT SERVICE STATION, WHALLEY ROAD, READ

	PARISH COUNCIL:
	No observations to make.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objection in principle to the change of use to include a new retail element and a reduced car sales area.  The existing access arrangements remain satisfactory and the position of the body shop and car sales reception do not present any servicing problems.

	
	
	

	NEARBY RESIDENTS:
	Three letters of objection have been received which raise the following concerns:



	
	1.
	Noise disturbance.



	
	2.
	Devaluation of property prices.



	
	3.
	The portakabin would be unsightly to residents which overlook it, lead to loss of light and obstruct views.


Proposal

This application details a number of changes at an existing service station/car showroom in Read.  The scheme utilizes the existing building with provision of a new shop frontage to the existing showroom which is to become a shop.  A new retail sales area will also extend into the existing filling station shop with the mechanics workshop sited closest to the public house on the south eastern boundary being turned into a storeroom.  A much smaller mechanics workshop would be formed within the existing body shop part of the building to the rear of the newly formed shop.  To the west of the buildings is open land extending from Whalley Road and rising up to the north.  This would be used as an open air car sales area with a portakabin acting as the car sales office.  This would have approximate dimensions of 7.5m x 3.3m x 2.6m in height.  The forecourt canopy, fuel pumps and jet wash facility will be retained.

Site Location

The site is within the settlement limit of Read with the Stork Hotel to its immediate east, a car park directly opposite, residential properties to its west, with an access to a property to the north running through the site.

Relevant History

3/01/0688/P – Illuminated double sided free-standing advertisement.  Refused.  Appeal dismissed.

Relevant Policies

Policy G1 - Development Control.

Policy G8 - Environmental Considerations.

Environmental, AONB, Human Rights and Other Issues

Given that the use of land to the side of the garage is already in use as car sales area, Committee can only concern itself with the portakabin associated with this part of the overall scheme.  Indeed it is this aspect which has received objections from nearby residents.  The applicant has sited it in such a position that it is set to the east of a garaging associated with property on Victoria Lodge to the west of the site, which will overlook it.  One of these properties received consent for extension works earlier this year, but I do not consider that privacy levels would be significantly compromised.

In respect of potential noise issues, I have discussed the matter with one of the Council’s Senior Environmental Health Officers with the conclusion being that whilst there may be some noise associated with the use of the portakabin, this would not be significant enough to warrant an unfavourable recommendation.  Therefore in terms of the impact on nearby residential amenity  I do not believe that this part of the proposal would cause significant detriment.

In visual terms the portakabin will be set back from the road frontage by in excess of 30m and thus not appear unduly dominant within the street scene.

With regard to the reorganisation of the internal floor area as described in the proposal section, I do not believe this would prove unduly detrimental to nearby residential amenity and would retain the employment use on the overall site.  The use accords with plan policy and there have been no objections received from the County Surveyor with regard to the highway safety elements of this proposal.  Therefore having given the proposal due consideration, I am of the opinion that it would not significantly affect either visual or residential amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 28 June 2007, which denote the revised parking arrangements requested by the County Surveyor.


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

2.
No deliveries of goods for sale from the site shall be accepted from any vehicle which is being unloaded whilst parked on the public highway.


REASON:
 To ensure servicing does not cause material harm to highway safety or the free flow of traffic in accordance with Policy G1 of the Ribble Valley Districtwide Local  Plan.

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


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

APPLICATION NO: 3/2007/0523/P 
                                         (GRID REF: SD 373431 436079)
PROPOSED: New single storey rear extension following demolition of existing rear wing at 8 Queen Street, Whalley
	PARISH COUNCIL:
	No objections, but no mention of proposed loft room.

	
	
	

	ADDITIONAL REPRESENTATIONS: 
	One letter of objection received from a neighbouring property. The objection relates to loss of light. 

· Concern over failure to complete development on adjacent site and noise caused by work.

· Request condition regarding works to be complete in 6 months.

· Need assurance re party walls.


Proposal

The proposal is for a single storey rear extension, projecting 3.9m and being 4.5m wide. It is proposed to have a pitched roof, being 3.8m to the ridge.

Site Location

The site is within a conservation area, on a residential terraced street. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy ENV16 – Development within Conservation Areas.

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

The main issues to consider with this application are the impact on the neighbouring properties, in terms of loss of light and privacy; and the impact on the conservation area. 

The first set of plans submitted proposed a sloping mono-pitched roof extension, which would have had loss of light issues to no. 10 Queen Street.  As a result of negotiations amended plans were requested which have changed the roof design, so that a pitched roof is now proposed. The eaves of the pitched roof would be adjacent to the neighbouring boundary and therefore loss of light would be negligible. The height of the side elevation would be similar to that of the existing boundary wall. 

Loss of privacy would be minimal, due to there being no windows on the neighbouring boundary.   I note the other concerns but these do not relate to planning matters.

I note the comments of the Parish Council regarding the loft room but it should be noted that the velux window does not require planning permission.

There would be minimal impact on the conservation area. The design and size of the extension is acceptable and there would be no detrimental impact caused. 
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 22 June 2007.


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

APPLICATION NO:
3/2007/0524/P
(GRID REF: SD 6054 3729)

PROPOSED VARIATION OF CONDITION NO 3 OF PLANNING PERMISSION 3/87/0321/P TO EXTEND THE OPENING HOURS TO 01.00 FROM 24.00 ON FRIDAYS AND SATURDAYS ONLY AT FIVE IN ONE TAKE-AWAY, 23 BERRY LANE, LONGRIDGE

	PARISH COUNCIL:
	No obligations subject to consultation with neighbours and the police.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Chapel Street at the rear of the site (but not one of the properties immediately adjoining the site).  The resident strongly opposes the application as he considers there to be no need to extend opening hours especially at weekends.  He refers to existing anti-social behaviour in the vicinity of the premises which he considers would be exacerbated by the proposed increase in opening hours, and says that traffic using the small residential side street of Chapel Street will continue later into the night to the detriment of residents’ amenities.  Finally, the resident says that the existing authorised opening hours are often breached, and he asks if the owners will open beyond their new authorised hours in the event of this application being approved.


Proposal

In 1987 planning permission was granted for the change of use of this property to a restaurant.  That permission (3/87/0321/P) was subject to a number of conditions, number 3 of which stated that the permitted use ‘shall cease at 12 midnight on every day of operation’.  At some time since 1987, the premises were changed from a restaurant to a take-away facility.  This did not need planning permission as both uses were in the same Use Class.  The hours of use condition imposed on the restaurant, however, remains applicable to the take-away facility.  

Permission is sought for the variation of the condition to allow opening to 01.00 hours on Fridays and Saturdays only. 

Site Location

The application relates to a hot food take-away on the south west side of Berry Lane in Longridge town centre.  Most of the properties in this part of Berry Lane are in commercial use, but there are residential properties in Chapel Street to the rear of the site.   

Relevant History

3/87/0321/P – Change of use to restaurant.  Approved subject to conditions.  

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The sole issue in the consideration of this application relates to the effect of the proposed extra one hour’s opening time on Fridays and Saturdays on the amenities of nearby residents.  This is a town centre location with numerous other eating and drinking establishments, many of which are permitted by their premises licence and/or planning permission to open later than midnight.  Indeed, the premises licence for this property authorises opening until midnight on Sundays to Thursdays and to 0100 on Fridays and Saturdays.  The planning application therefore seeks to make the planning condition consistent with the premises licence (and also with the opening hours of other food and drink establishments in the vicinity).  

One letter has been received from a resident of Chapel Street whose property does not immediately adjoin the application site.  No objections have been received from the immediately adjoining dwellings.  The majority of the objections raised in the letter relate to incidences of anti-social behaviour in the locality, for which the proprietors of the establishment could not be held responsible, and which could not be given as sustainable reason for refusal of this planning application.  In any event, given the town centre location, I do not consider that the request of additional two hours opening each week would result in any significant detriment to the amenities of nearby residents.

SUMMARY OF REASONS FOR APPROVAL

The proposed amended opening hours would not have any seriously detrimental effects upon the amenities of nearby residents.

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

1.
The use of the premises in accordance with this permission shall be restricted to the hours between 0900 to 2400 on Sundays to Thursdays and 0900 to 0100 on Fridays and Saturdays.


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

APPLICATION NO: 3/2007/0532/P
(GRID REF: SD 7299 4127)

PROPOSED RENEWAL OF PLANNING CONSENT 3/2002/0160/P FOR THE REPLACEMENT OF EXISTING TIMBER CATTERY WITH BLOCK BUILT DOG KENNEL AND ISOLATION UNIT (BUILDING NO. 4) AT CLITHEROE KENNELS AND CATTERY, ROSE COTTAGE, EDISFORD ROAD, CLITHEROE

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

	
	
	

	ENVIRONMENTAL HEALTH:
	Reiterate comments made in relation to 3/2002/0160/P which are on the file for further information.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters of objection have been received raising the following points.



	
	1.
	Increased number of dogs and consequent increase in noise levels.



	
	2.
	Planning permission was refused in 2002 for a dwelling on the grounds of access and increase of traffic movement.



	
	3.
	A dog grooming parlour is rumoured to be on the premises thereby causing even more noise and disturbance.



	
	4.
	Pollution of the playing fields by inadequate drainage.


Proposal

This application seeks to renew a permission granted under 3/02/0160/P for the erection of a blockwork dog kennel with covered runs in place of an existing timber cattery building.  Approximate dimensions of the new structure would be 8m x 3.6m x 2.3m to its highest point.  The roof will be mono pitch falling to 1.9m over the four covered exercise runs.  Construction materials being rendered blockwork walls with steel profile roofing over the kennels and clear PVC roofing over the exercise runs.  The timber cattery building has been removed from site since the original approval. 

The existing blockwork dog kennels closest to the house was to be converted to a cattery building with works associated with this appearing to have been commenced.  Redundant kennels and cattery building to the site’s southern boundary were to be demolished.

Site Location

The site is a triangular area of land to the immediate west of the identified settlement limit of Clitheroe lying within open countryside.  Access is obtained by a long track off the south side of Edisford Road to the rear of the properties fronting Fairfield Drive.

Relevant History

3/91/0355/P – Proposed replacement of existing timber kennel building with a blockwork built kennel building.  Resubmission.  Approved with conditions 22 August 1991.

3/92/087E – Enforcement Notice appeal alleging non compliance with Condition 2 of 3/91/355/P.  Allowed 27 August 1993.

3/02/0156/P – Construction of two detached dwellings.  Refused 18 July 2002.

3/02/0160/P – Replacement of existing timber cattery with block built dog kennel and isolation unit (building 4).  Approved with conditions 29 August 2002.  

3/03/0119/P – Demolition of existing kennel buildings and construction of two detached dwellings in a courtyard development with the existing dwelling.  Refused 20 May 2003.  

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy G8 - Environmental Considerations.

Environmental, AONB, Human Rights and Other Issues

Given that this is a renewal of an existing permission the only matter for Committee to consider is whether there has been a change in planning policy to warrant a different outcome to last time.  I recognise the comments made by the objector concerning noise and traffic and would remind members that these were raised as issues back in 2002 but members of Planning and Development Committee at that time went against the officer recommendation (it was recommended for refusal on noise nuisance – highways having been resolved through the scaling down of the overall development) and approved the application.  Objectors have made reference to a dog grooming business but there is not currently one on site.  If this were to be only for animals staying at the kennels/cattery, it may not actually need consent.  However, this is a separate matter to that before Committee.  The kennels are an established use and the works are within the existing site confines.  There has not been any change in planning policy that would now indicate the principle of the development is inappropriate and therefore 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.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

2.
Prior to commencement of development a scheme detailing the precise means of insulation to achieve sound attenuation in the kennel block and exercise runs shall be submitted to and approved in writing by the Local Planning Authority.  The work shall be completed in accordance with details so approved prior to occupation of use to the written satisfaction of the Local Planning Authority.


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

3.
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.

4.
Noise emitted by kennelling activities on the site shall not exceed 42 dB(a) expressed as a 15 minute Leq between 2300 and 0700 hours and 54 dB(a) expressed as a 1 hour Leq at any other time, as measured on the boundary of the site abutting residential properties on Fairfield Drive.


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

NOTE(S)

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

2.
Only domestic sewerage should be discharged to the private sewerage treatment plant.  Surface water from yard storage areas, vehicle washing areas, loading and unloading areas and any other areas likely to be contaminated by spillage should be connected to the foul sewer.  The formal consent of United Utilities will be required.  In the absence of a sewage system such drainage must go to a tank with no discharge to water course.

3.
The condition relating to sewage treatment is requested because the application shows no details of the existing means of sewage disposal.

APPLICATION NO:
3/2007/0534/P
(GRID REF: SD 374761 441975)

SINGLE STOREY SUN LOUNGE AND BEDROOM EXTENSION ON SIDE AND FRONT OF PROPERTY AT 24 RIVERLEA GARDENS, CLITHEROE, LANCASHIRE.

	TOWN COUNCIL:
	The Town Council wish to object to this application on the ground that the proposal will result in over intensive development.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No other representations have been received.


Proposal

The application seeks permission for a single storey extension to the front and side of the property in order to create a new bedroom and sunroom.

Site Location

The site is located within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a single storey extension to the front and side of the property in order to create a new bedroom and sunroom.

The property has not been extended previously. I note the views of the Town Council but I consider there are no issues with regards to an over intensive development of the site 

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 not to dominate the original house, and have a good visual relationship. I recognise that the elongated front part of the extension would have an impact on the street scene and on the character of the building.  However, due to the back land location of the property, off the main street frontage and the planted nature of the access road, I consider that its visual impact will not be significant.

As such, the proposal is considered acceptable, and in considering the above points, it is recommended that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

Sum-1

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

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


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

APPLICATION NO: 3/2007/0545/P
(GRID REF: SD 6488 3544)

PROPOSED SIDE AND REAR EXTENSION WITH ROOF LIGHTS TO NEW ROOF AND WINDOW IN GABLE WALL AT 11 SARMATION FOLD, RIBCHESTER

	PARISH COUNCIL:
	No objection.

	
	
	

	NEARBY RESIDENTS:
	Two letters of objection have been received expressing the following concerns:



	
	1.
	Loss of light to neighbouring property.



	
	2.
	Overbearing nature of development.



	
	3.
	The window affecting privacy levels.



	
	4.
	Over large and out of character.



	
	5.
	Effect on parking.


Proposal

This application details an extension to the gable of a detached property within Ribchester.  The extension would be ‘L’ shaped, measuring approximately 2.2m (increasing to 6m where it dog-legs across the rear of the dwelling) x 7.6m x 5.1 to the apex of its pitch.  It would be constructed of reconstituted stone and slates to match the existing.
Site Location

The dwelling is on the development of Sarmation Fold within the settlement limit of Ribchester.

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 matters for consideration are effects on visual and residential amenity.  The works would represent roughly a 39% increase in floor space of the property which is within the indicative limit set out in the SPG on extensions to dwellings.  It will appear clearly subservient to the property and would not, I believe, prove significantly detrimental to the street scene.  Members should know that this property has estate roads running across both its frontage and rear elevations and the potential visual impact has been assessed from both vantage points.  The extension is set back from the front building line of the dwelling and thus whilst the comments of the objector regarding parking provision are noted, Members should be aware that a modest extension could possibly be built on the driveway in an identical position under permitted development rights – it is the size of these works and fact that they project to the rear towards the highway that have necessitated the application.

Having regard to potential impact on neighbouring amenity, no 12 Sarmation Fold to its northwest has had a conservatory extension built previously.  Whilst the works proposed here may reduce the light to that, I do not consider either that or the proportion of this development would significantly compromise their existing amenities.

Therefore having regard to all the above I am of the opinion that the scheme accords with Policy and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The window in the gable elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

APPLICATION NO:
3/2007/0550/P
(GRID REF: SD 7806 3765)

PROPOSED INTERNAL ALTERATION AND PARTIAL CHANGE OF USE OF THE UPPER HALL TO OFFICE ACCOMMODATION TO BE USED BY PEAK SURVEYS LTD, AT ST NICHOLAS CHURCH HALL, SABDEN

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from residents of Stubbins Lane who object to the proposal on the grounds of inappropriate access and parking facilities for business premises in the rural area.  They consider that the proposal would exacerbate existing parking and access problems on Stubbins Lane which are often caused not by residents of Stubbins Lane (as they have driveways) but by residents of terraced houses in the nearby Wesley Street who do not have off-street parking facilities.  


Proposal

Permission is sought for the use of an area of 8.8m x 3.9m (34.32m2) at one end of the existing church hall as an office to be used by the local topographical surveys business, Peak Surveys Ltd.  It is stated in the application that the company presently comprises two office staff and that a third office worker may be employed if the application is approved.  

The proposed office accommodation shall be separated from the remainder of the church hall by the construction of an internal partition in which there would be a doorway.  There would be no external alterations to the building.  

Site Location

The application relates to part of the existing St Nicholas’s church hall which is within the same grounds as the church itself and the vicarage on the east side of Stubbins Lane opposite its junction with Wesley Street.

Relevant History

3/2004/0325/P – Formation of new car park adjacent to church hall and passing places at access to driveway area of car park.  Approved with conditions, but not yet implemented.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As the applicants obviously do not own the church hall, Notice has been properly served on the owners, the Parochial Church Council (PCC).  The Chairman of the PCC has submitted a letter in support of the application.  He says that the PCC has agreed in principle to the proposal to divide the upper hall (known as the Institute) and to let it to Peak Surveys to provide office accommodation for a growing small business.  He adds that the office accommodation and access to it will be entirely on church land, and that they cannot see any problems with parking or highway implications with the proposal.  The PCC therefore commends this proposal as, not only would it provide some degree of financial support for the church, but it would help a small business to stay in the village and continue to provide local employment.  

Although Peak Surveys Ltd presently operate from offices in Clitheroe, its present staff of two live in Sabden very close to the church hall.  I understand that if planning permission is granted, the business will be moved from Clitheroe to the church hall.  Therefore, effectively, no parking spaces are required for staff.  The private driveway serving the church hall and the vicarage would, however, provide parking space during office hours for at least 4 cars.  A planning permission was granted for the formation of a 15 space car park in 2004 (3/2004/0325/P).  This permission has not yet been implemented but it remains extant.  For these reasons, I do not consider there to be any parking/highway safety problems with this application.    

Other than the vicarage, in the same ownership as the site, there are no dwellings which are close enough to the church hall for the amenities of their occupiers to be in any way affected by the proposed office use.

Subject to the office accommodation being for Peak Surveys Ltd, this application is a very sustainable proposal as the staff involved live in Sabden.  However, it would not be possible to ensure staff remain in Sabden.  Furthermore, I estimate that the relatively small area of floor space involved would restrict the number of staff who could be accommodated to four at the maximum.  I nevertheless consider it appropriate in this case to make the permission personal to the applicants and to restrict the number of staff using the office accommodation to not more than four at any one time.  In this way the development will remain sustainable, it will support an existing local business, but it will be kept at a scale such that the parking and highway safety problems feared by a local resident should not materialise. 

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 inure for the benefit of the company Peak Surveys Ltd only and not for the benefit of the building, nor any other person, persons or business, whether or not having an interest in the land.


REASON:  Permission would not have been given for the proposed development but for the specific circumstances applying in this case, as an unrestricted office use of the building could result in parking and highway safety problems contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The office accommodation hereby permitted shall not be occupied by any more than four office workers at any one time.  


REASON: Permission would not have been given for the proposed development but for the specific circumstances applying in this case, as an unrestricted office use of the building could result in parking and highway safety problems contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0562/P
(GRID REF: SD 363971 431289)

SISE AND REAR EXTENSION WITH DORMER WINDOWS TO FRONT AND REAR. RE-SUBMISSION OF 3/2007/0078/P AT 22 FIELDENS FARM LANE, MELLOR BROOK, BLACKBURN, LANCASHIRE.

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



	ADDITIONAL REPRESENTATIONS:
	Eight letters have been received from nearby neighbours, who raise the following points of objection;

· The proposal to lower the roof by 900mm does nothing to lessen the impact of the development,

· Nothing in the re-submission alters that the extension would result in conditions to the detriment of visual amenity or on the locality, 

· The rear extension will significantly reduce light coming through the bay window at the rear and into the downstairs living area at the rear of the property, and due to the angle of the bay window and the extension, BRG 45 would not be satisfied, the impact would be overbearing and I urge the authority to refuse the application.


Proposal

The application seeks permission for a two-storey side extension and a single storey rear extension to the property, which is an end terraced dwelling of relatively recent construction. This is a re-submission of a recently refused application for a proposal of a similar nature.

The proposed two-storey extension would have maximum dimensions of 7.6m x 3m x 6.3m to the ridge. This extension is shown to be flush to the frontage of the property, and unlike the previously refused proposal, the ridge of the extension runs level with that of the existing property.

The proposed rear extension would have maximum dimensions of 2.6m x 6.8m x 3.2m to the highest point of the roof. The roof over the extension has been altered to a hipped roof in order for the impact on the adjoining property to be reduced in line with the BRE Methodology.

Site Location

The property is located at the end of the terraced row, which consists of three and two storey properties. The remainder of the development consists of detached and semi-detached houses and a block of flats. The development is situated off Myerscough Road, within the settlement boundary of Mellor Brook, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0082/P – Two Storey Side and Single Storey Rear Extension – Refused.

3/1997/0112/P – Residential Development of 21 dwellings, reserved matters - Approved with Conditions.

3/1995/0472/P – Outline Application for Development of Residential Houses and 5 No. flats as Social Housing (Re-submission) – Approved with Conditions.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

Bearing in mind this application is a re-submission of a previously refused proposal, it is necessary to consider how this proposal improves on the previous submission, in terms of impact on visual and residential amenity.

With regards to the ridgeline of the proposed two-storey extension, it is now in line with the rest of the property, and as such this is considered to be acceptable and will have minimal impact on the streetscene of the area.

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

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

Finally, with regards to the proposed single storey, rear extension, due to the shape of the roof over the extension now being hipped and that the extension only projects 2.6m, it is considered that the extension will comply with the BRE 45 degree rule in respect of the rear window of the neighbouring property, No. 21 Feildens Farm Lane, and as such will cause no significant loss of light through the window.

Therefore considering the above points, I consider this scheme is significantly different from the previously refused one and I recommend that this application be granted conditionally. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved 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:
3/2007/0564/P
(GRID REF: SD 7494 4230)

PROPOSED MODIFICATION OF DOOR ACCESS ON PLANNING CONSENT 3/2006/1041/P, MOVE DOOR ACCESS FROM SIDE TO FRONT TO AVOID EXCAVATION AT BOUNDARY, WITH EXTERNAL SIDE LEVEL ABOVE INTERNAL FLOOR LEVEL, EXTENDING AROUND THE FRONT TO FORM A SUNKEN PATIO AND WINDOWS BESIDE PATIO DOOR AT REAR AT THE BUNGALOW, SALTHILL ROAD, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of an adjoining property who say that they have no objections to the proposed siting of a door to the front of the development but still have concerns that the ‘over sized extension’ is being built 1.5m from their property.  They say that the extension is 6.4m x 12m on two levels, with study, kitchen/dining room, lounge, bathroom and two bedrooms, back patio doors and now to have a front door.  They say that this appears to be, not an extension, but a self contained new property.  


Proposal

At its meeting on 2 March 2006, the Committee granted permission subject to conditions for a pitched roof extension on to the northern side elevation (following the demolition of an existing detached garage) and for a conservatory at the rear of this detached bungalow (3/2006/0019/P).  Subsequently, on 18 January 2007, the Committee granted permission for an amended application (3/3006/1041/P) in which the only alteration related to the roof line of the main extension.  

The approved conservatory, which measures 4.6m x 5m, has a dwarf wall with glazing above and a glazed roof, and is to be situated in the centre of the rear elevation.  

The approved main extension comprises a lounge, kitchen and bathroom with en-suite on the ground floor with a second bedroom within the roof space.  Light to the first floor bedroom window would be provided by rooflights in the front and rear roof slopes with no window to this room in the side elevation of the extension.  As approved, at ground floor level there would be a door and window to the kitchen in the side elevation.  

The approved extension is 6.4m wide which takes it to within 1.5m of the northern side boundary of the site where there is a retaining wall to the adjacent two storey house which is set on higher ground.  The owners of the adjoining house are concerned that the construction of the extension so close to the retaining wall would undermine its foundations.

This application seeks permission for a modified scheme to avoid excavation close to the boundary.  This is to be achieved by moving the access door from the side elevation to the front elevation, with the external ground level at the side being above the internal floor level, and with the higher ground continuing around the front to enclose a sunken patio area, which will be supported by a retaining wall.

Site Location

The application relates to a detached bungalow on the eastern side of Salthill Road, Clitheroe.  It is adjoined on both sides by two storey houses, with the dwelling to the north being on considerably higher ground.  There are semi detached houses on the opposite side of Salthill Road and open land to the rear of the site.

Relevant History

3/2006/0019/P – Extension and conservatory.  Approved with conditions.

3/2006/1041/P – Modification to roof line of approved application 3/2006/0019/P.  Approved with conditions.  

Relevant Policies

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The principle of this application, and its effects upon the privacy and amenities of neighbouring residents, has now been considered by the Committee on two occasions (the original application and the application concerning amendments to the roof line) and has been found to be acceptable.  

This current application seeks permission only for the access door to be moved from the side to the front elevation, and this is proposed in order to address the concern of the neighbours about the effects of excavation works on the stability of the boundary retaining wall.  If anything, the proposed alterations will improve the privacy level of the adjoining property.  I also consider that the associated proposed low retaining walls at the front and rear of the extension will be acceptable from the point of view of visual amenity.

Overall, therefore, I can see no objections to the amended proposal subject to the same conditions as those previously imposed.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.


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

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extension shall not be altered by the insertion of any window or doorway in its northern side elevation unless a further planning permission has first been granted in respect thereof.


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: 3/2007/0576/P
(GRID REF: SD 6211 3822)

PROPOSED TWO ADDITIONAL STONE CHALETS AT GREENBANK QUARRY, OLD CLITHEROE ROAD, LONGRIDGE

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	At the time of report preparation, no comments had been received in respect of this application but, in relation to a recent application for six additional units, the County Surveyor commented as follows.

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:
	A letter has been received from a local resident who considers there to already be enough units on the site in terms of traffic flows on the local highway network.  He says that the number of units on the site has been increased incrementally which means that 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.  He also states that the units are now being let for other than holiday purposes.


Proposal

Permission is sought for two additional chalets to be sited on the north eastern side of the lake in the lower south western part of the site.  The two units would adjoin a partly built chalet, which was approved as part of an earlier permission.

Both chalets would be constructed to the same specifications as those previously approved.  They would 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 would have pitched roofs with an overall height to the ridge of 6.9m and to the eaves of 2.7m with all of the first floor accommodation provided within the roof space.  Both would include a ground floor bedroom and bathroom with two further bedrooms at first floor level.  They would be constructed with coarsed stone and would have blue slate roofs.

Existing planting around the margins of the lake would be retained and supplemented with additional planting in a style to match.  Essentially this would comprise low growing species, reflecting their proximity to the water.

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.

3/2007/0176/P – Proposed six additional stone chalets.  Withdrawn by applicant.

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 most recent previous application (3/2007/0176/P) sought permission for six additional chalets which were to be sited close to the lake in the lower lying south western part of the site.  Four would have continued a row of five recently approved, but not yet built, chalets, along the south west side of the lake, and the other two would have been positioned on the opposite side of the lake adjoining one, partly built, chalet, which was approved as part of an earlier permission.  A report concerning that application was on the agenda for the committee meeting on 24 May 2007.  It was recommended that permission be refused on the grounds that the siting and massing of the chalets would cause harm to the appearance of the 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.  However, the application was withdrawn by the Applicant prior to the committee meeting.

In that previous application it was the four chalets on the south western side of the lake which were considered to be the most prominent and detrimental to visual amenity.  The two chalets proposed in this current application are considered to be acceptable in respect of their effects on the appearance of the locality.

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.  As the County Surveyor was prepared, however, to accept the previous application for six additional chalets, I do not consider that a refusal on those grounds of this application for two chalets could be sustained.

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. 

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 a reason for refusal of this current application.  

Overall, I consider the application for two additional units to be acceptable subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no significant detrimental effects upon visual amenity, nearby residential amenity or highway safety.

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

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


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

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


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


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

3.
The units 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, ENV1, and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

APPLICATION NO:
3/2007/0608/P
(GRID REF: SD 360453 437064)

SINGLE STOREY EXTENSION TO REAR OF PROPERTY WITH PITCHED ROOF AT 20 WHEATSHEAF AVENUE, LONGRIDGE, PRESTON, LANCASHIRE, PR3 3WT.

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



	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from the adjoining neighbours in no. 22 Wheatsheaf Avenue, who wish to raise the following objection:

· The kitchen in their house will become very dark as a result of the proposed extension, as not only is no. 22 in an elevated position to their house, but no. 24 has a two storey extension also.


Proposal

The application seeks permission for a single storey extension to the rear elevation of the property, which is a mid-terraced property. The proposal would project 2.75m from the rear elevation, be 5.245m in width and be 3.3m in height at the highest part.

Site Location

The property is mid-terraced, and is within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

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 with regards to this application relates to any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours. The proposed extension projects approx. 2.75m and the height to the pitch of the roof is approximately 3.3m. With regards to the objectors concerns regarding loss of light, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ Following a visit to the site, it was noted that the window on the rear elevation of the adjoining dwelling was a kitchen window, and the property owned by the objector was to the north east of the application property. As such, whilst the proposal fails the BRE 45 degree test, the window that it affects is not classed as a habitable room and due to its orientation will not lose any further direct sunlight (namely that which occurs late in the day).

Therefore considering the above points, it is considered that the proposal will not cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwellings, and as such this application is granted accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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