RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 14 AUGUST 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:

	3/2006/0926/P
	Timber stable block, ménage, middon and three car parking spaces in 17 acres 
	Land off Ribchester Road

Dinckley

	3/2006/1051/P
	Replacement building within same use class B1/B8
	Fairfield Farm

Longsight Road

Clayton-le-Dale

	3/2007/0178/P
	Garage/store, glazed link, entrance porch, conversion of existing garage into bedroom and conservatory extension
	Sunnyside

Longsight Road

Clayton-le-Dale

	3/2007/0279/P
	Resubmission of 3/2006/0065/P for demolition of existing asbestos clad single garage and replacement with larger detached single garage
	Pale Farm

Moss Lane

Chipping

	3/2007/0321/P
	Erection of workshop building
	Denhome Farm

Settle Road, Newsholme

	3/2007/0322/P

(LBC)
	Listed Building Consent for demolition of small outbuilding and replacement with new workshop building
	Denholme Farm

Settle Road

Newsholme

	3/2007/0357/P
	Two storey side extension and lean-to conservatory
	80 Durham Road

Wilpshire

	3/2007/0372/P
	Extending existing conservatory and undertaking minor internal alterations associated with the extension
	Meanley Farm

Easington Road

Slaidburn

	3/2007/0447/P
	Double garage to front and two storey extension to rear 
	Alderleigh, Henthorn Road

Clitheroe

	3/2007/0473/P
	Extension to existing stable blocks
	Meanley Farm

Easington Road, Slaidburn

	3/2007/0489/P
	Proposed modifications and relocation of garage previously approved to dwelling 
	Stonyhurst View, adjacent to Ribble View, Brockhall Village

Old Langho

	3/2007/0493/P
	Erection of smoking shelter
	The Fielden’s Arms

Whalley Road, Mellor

	3/2007/0495/P
	Ground and First Floor Extensions
	14 Chestnut Crescent

Barrow



	3/2007/0498/P
	Proposed redevelopment of existing bungalow incorporating roof lift and extensions to create a large family dwelling comprising six bedrooms plus en-suites, extended dining, kitchen, sunroom, study/gym areas and triple garage
	Oakwood Lodge

Ribchester Road

Clayton-le-Dale

	3/2007/0503/P
	Conversion of existing coach house (ground floor) into a clinic for the treatment of Lymphodema
	Dunnow Hall

Newton Road

Slaidburn

	3/2007/0504/P
	Conversion of barn to two dwellings, amendment to planning consent 3/2005/0540/P
	Woodfields Barn, Woodfields

Stonyhurst

Clitheroe

	3/2007/0505/P
	Conversion of barn to three dwellings, amendment to planning consent 3/2005/0542/P
	New Barn

Whalley Road

Stonyhurst, Clitheroe

	3/2007/0506/P
	Renewal of planning permission 3/2005/0543/P for the conversion of barn to dwelling
	Horrocks Barn

Horrocks Farm

Stonyhurst

	3/2007/0514/P
	Proposed alterations to existing house dormers
	1 Albany Drive

Salesbury

	3/2007/0518/P
	Change of use from parish owned to private residential garden parking at land adjacent
	Ivy Cottage

Burnley Road

Gisburn

	3/2007/0520/P
	New garage, new conservatory and change existing garage into dining room
	Bracken Dean

Pendleton

	3/2007/0522/P
	New dormers to replace existing velux rooflights and new room over garage 
	The Coach House

Bowfield Lane, Balderstone

	3/2007/0529/P
	Demolition of existing conservatory and construction of new conservatory
	Beechwood, Osbaldeston

Lane, Osbaldeston

	3/2007/0531/P
	Erection of an orangery to the rear of the property
	Littlestone Hall

Chipping Road, Chaigley

	3/2007/0538/P
	First floor extension to existing garage at rear of house
	Chaigley Manor

Bailey Bank, Chaigley

	3/2007/0540/P
	New commercial unit and single storey commercial building incorporating car wash and deli/food retail outlet 
	Link 59 Business Park

Pimlico Road, Clitheroe

	3/2007/0543/P
	First floor extension to detached garage to be used as staff flat (Listed Building Consent)
	Chaigley Manor

Bailey Bank

Chaigley

	3/2007/0544/P
	Remove rough cast cement render from small gable end wall, clean stone, re-point using lime based mortar and limewash finish
	4 Park Mews

Gisburn

	3/2007/0551/P
	To convert a redundant agricultural barn into a camping/bunk barn in Gisburn Forest adjacent to Dale House to provide walkers, cyclists and horse riders with basic accommodation 
	Dale House

Dale Head

Slaidburn

	3/2007/0552/P
	Dormer extension (front and rear) and associated works
	8 Buttermere Road

Longridge

	3/2007/0554/P
	Change of use of the ground floor from offices (B1) to A1 Retail (Re-submission) 
	44 York Street

Clitheroe

	3/2007/0557/P
	2 x sets illuminated letters, 2 x fascia signs, 1 x totem sign all with internal static illumination and 1 x non illuminated entrance panel
	Bay Horse Saab

Longsight Road

Osbaldeston

	3/2007/0559/P
	Two 2 storey side extensions 
	30 Southfield Drive

West Bradford

	3/2007/0563/P
	Two storey extension 
	26 Chapel Rise

Billington

	3/2007/0565/P
	Conversion of outbuilding to ancillary accommodation and new openings and a new gate
	Osbaldeston Hall

Osbaldeston

	3/2007/0566/P
	Conversion of outbuilding to ancillary accommodation and new openings and a new gate
	Osbaldeston Hall

Osbaldeston

	3/2007/0568/P

(LBC)
	Take down and reconstruct north-east spandrel and wing wall.  Provide concrete backing to reconstruction.  Pressure point all joints on structure (works are essential strengthening, no alteration to the structure is taking place)
	Sawley Bridge

Sawley Bridge Road

Sawley

	3/2007/0578/P
	Two storey extension to provide garage, kitchen and bedroom.  The existing garage is to be removed
	18 Spa Garth

Clitheroe

	3/2007/0580/P
	Single storey rear extension
	22 Stubbins Lane, Sabden

	3/2007/0582/P
	Modification of condition no. 2 of planning consent 3/1998/0048/P to convert Consulting Rooms to domestic use (and deletion of Condition no.7 as a consequence)
	Great Mitton Hall

Mitton Road

Mitton

	3/2007/0584/P
	New first floor addition and elevational alterations to existing dwelling 
	40 Painterwood, Whalley

	3/2007/0585/P
	Installation of two elliptical roofed smoking shelters
	British Aerospace Systems

Samlesbury

	3/2007/0588/P
	Erection of two double garages adjacent to existing garages and courtyard
	Woodfold Hall, Further Lane

Mellor

	3/2007/0589/P
	Conservatory
	42 River Lea Gardens

Clitheroe

	3/2007/0590/P
	Single storey rear extension
	9 Springdale Road

Langho

	3/2007/0591/P
	Proposed extension to existing conservatory
	11 Church Close

Waddington

	
	
	

	
	
	

	3/2007/0595/P
	Implementation of pedestrian and traffic safety plan including formation of new pedestrian entrances, closure of one existing pedestrian entrance.  New safety rails and gates, bicycle shelter and resurfacing the car park and landscaping details
	Clitheroe Royal Grammar School

Chatburn Road

Clitheroe

	3/2007/0600/P
	Smoking shelter adjacent to existing canteen
	Jones Stroud Insulations

Queen Street, Longridge

	3/2007/0604/P
	Extension to form new single storey classroom
	St Peter’s CE Primary School

School Lane, Simonstone

	3/2007/0615/P
	Change in vent openings for air conditioning unit
	Natwest 

York Street, Clitheroe

	3/2007/0617/P
	Two stables and tack room
	Land off Slaidburn Road

Grindleton

	3/2007/0625/P
	Rear conservatory and side single storey extension
	110 Whalley Road

Wilpshire

	3/2007/0632/P
	Erection of reception foyer, garden room extension with entrance canopy and outdoor smoking room with associated external works including new gateway and walled ramps/garden landscaping
	Ferrari’s Country House Hotel

Chipping Lane

Thornley


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0387/P
	Dormer window to rear elevation 
	10 Greenside

Ribchester
	Policies G1, H10, SPG Extensions and Alterations to Dwellings and ENV16-Overdominant extension to the detriment of the visual amenities of the conservation area.  

	3/2007/0448/P
	Removal of Condition no. 3 of planning consent 3/2002/0616/P
	Greendale Mill

Buck Street

Grindleton
	Policies G1 and G5 – Adverse Impact on Highway Safety.

	3/2007/0455/P
	New projecting glazed enclosure with balcony at first floor level of the landing
	6 Bracken Hey

Highmoor Park

Clitheroe
	Policies G1 and H10 – detriment to the appearance of the property itself and the locality in general.



	3/2007/0457/P


	Demolition of front half of detached our-building; lining of exposed existing brick wall with masonry; small extension to retain part of out-building to provide garden store and refuse/bin store; removal of part of front boundary wall to provide access to off road at car parking area 
	Brookhouse Farm

Clitheroe 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 replacement of a traditionally built out-building and boundary walling with car parking at a prominent part of the site.

	3/2007/0458/P

(LBC)
	Demolition of front half of detached our-building; lining of exposed existing brick wall with masonry; small extension to retain part of out-building to provide garden store and refuse/bin store; removal of part of front boundary wall to provide access to off road at car parking area 
	Brookhouse Farm

Clitheroe 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 replacement of a traditionally built out-building and boundary walling with car parking at a prominent part of the site.

	3/2007/0460/P
	Stables for private use (resubmission of application 3/2006/0572/P) 
	Valle Vista

Barker Lane

Mellor
	Policy ENV4 – inappropriate development detrimental to the openness of the Green Belt.  

	3/2007/0467/P

(LBC)

3/2007/0467/P

continued…/
	Conversion of attached coach house to ancillary living accommodation 
	Woodgates

Startifants Lane

Chipping
	The proposal would be harmful to the character and setting of the listed building because of the erosion of the distinction between the residential and agricultural elements of the building. This results from the number distribution and style of new windows and the number and distribution of rooflights.

Insufficient information has been submitted to fully assess the impact of the proposal upon historic fabric and the character of the listed building.

	3/2007/0491/P
	Remove existing fire grate and side ‘cheeks’ stonework, leaving external stone surround, to allow installation of a multi-fuel stove in lounge.  Removal of copper work above fire grate.  Modification to chimneys to allow fitment flue liners and anti-below back cowls for lounge stove and to existing stove in kitchen/dining room 
	The Old Reading Room

Newton-in-Bowland
	The proposal would be harmful to the character of the listed building because of the loss of the apparently historic hob grate.  

	3/2007/0494/P
	Conservatory to rear of house
	6 Arley Rise

Mellor
	Policies G1, H10, SPG on Extensions and Alterations to Dwellings – extension to the detriment of adjacent residential amenity. 



	3/2007/0515/P (LBC)

3/2007/0515/P

Continued…..
	Roof alteration to restore (pre fire) roof pitches; retention of kitchen (former cottage) windows as constructed; alterations to main house windows as detailed to original design; alterations to boundary wall and gate; alterations to garden layout (including walls/steps/paths) and installation of security camera
	Whins House

Whins Lane

Sabden
	The attic extension is harmful to the character and setting of the listed building because its detailed treatment, which includes a chimney in the roof slope and inappropriate windows, is incongruous.

Insufficient information has been submitted in order to fully assess the impact of the proposals upon the listed building and its setting.

Outbuilding fenestration is harmful to the character and setting of the listed building because it confuses the interpretation and understanding of the historic development of the building and its site.

The works undertaken and proposed for the east boundary wall are harmful to the character and setting of the listed building because of the destruction of interesting historic fabric and form.

	3/2007/0516/P

(PA)

3/2007/0516/P

Continued….
	Alteration to boundary wall/gate installation.  Roof alteration (reinstated roof profile) (retain a built).  Garden features (retain as built)
	Whins House

Whins Lane

Sabden
	The attic extension is harmful to the character and setting of the listed building because its detailed treatment, which includes a chimney in the roof slope and inappropriate windows, is incongruous.
Insufficient information has been submitted in order to fully assess the impact of the proposals upon the listed building and its setting.

Outbuilding fenestration is harmful to the character and setting of the listed building because it confuses the interpretation and understanding of the historic development of the building and its site.

The works undertaken and proposed for the east boundary wall are harmful to the character and setting of the listed building because of the destruction of interesting historic fabric and form.

	3/2007/0556/P
	Proposed Smoking Canopy to Front Elevation 
	Higher Buck Inn

The Square

Waddington
	Policy G1 - Development Control

Policy ENV16 – Development within Conservation Areas

	3/2007/0558/P
	Replacement of greenhouse and garden shed with timber garden office
	Sawley Quaker Meeting House

Grindleton Road

Sawley
	The proposal would be harmful to the setting of the listed building because of its incongruous and unsympathetic siting in the front garden area.


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

	3/2006/1038

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
	_
	Site visit 24.7.07

AWAITING DECISION

	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
	RVBC statement sent 20.7.07

Awaiting date for Hearing

	3/2007/0065

D
	20.6.07
	Paul and Louise Lupton

2 Chaigley Court

Chaigley
	WR
	_
	RVBC statement 12.7.07

Awaiting site visit


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2007/0091/E
	EN
	Unauthorised change of use of agricultural land
	Higher Trapp Hotel

Simonstone


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO: 3/2007/0225/P
(GRID REF: SD 7331 3614)

PROPOSED CHANGE OF USE TO UPPER FLOOR FLAT AND FIRST FLOOR REAR EXTENSION TO EXPAND THE EXISTING RESTAURANT AT AMICO MIO, 49 KING STREET, WHALLEY

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received which raise the following concerns:



	
	1.
	The extension would block out light to an adjacent commercial kitchen at ground floor.



	
	2.
	The extension would be overbearing and intimidating and out of character, as no other property has been developed to such an extent.



	
	3.
	The works will block out light to a first floor flat.



	
	4.
	It would affect the current and future letting potential of the adjacent property.



	
	5.
	Potential noise disturbance.



	
	6.
	Loss of view.


Proposal

This application details the expansion of Amico Mio Restaurant into the whole of the premises of 49 King Street, whereas at present part of the first floor and all of the second floor provide residential accommodation.  The dining area would remain confined to the ground floor with toilets on the first floor and the kitchen relocated to second floor.  The plans also denote at the rear a first floor extension to accommodate a bar with approximate dimensions of this being 4.8m x 4.5m x 4.6m to eaves and 5.9m to the apex of its pitch, being constructed of render under a slate roof.  It would extend across the entire width of the property and project half way down an existing flat roofed single storey offshoot that extends toward the back alley.  The remaining open area on top of the previous flat roof extension would retain the 1m high railings bounding it and this terrace area would be used as a fire route access.  Under no circumstances would this be utilised by diners at the restaurant.

The relocated kitchen necessitates a new flue to be sited on the rear roofscape, just below the existing chimney.

Site Location

This is a mid terrace property to the west of King Street, within the Conservation Area of Whalley.

Relevant History

3/2000/0039/P – Remove rear extension and erection new to include new stairway access to first floor and alterations to shop front.  Approved with conditions 9 March 2000.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are its visual impact and potential impact on neighbouring amenity.

In terms of its visual impact, regard should firstly be had to the flue and Committee should be aware that the relocation of the kitchen to the second floor would mean that the existing unsightly flue, which runs up the rear of the building, can be removed.  A re-sited flue on the roof would be seen against the backdrop of the existing chimney stack and provided it was painted an appropriate colour, should not prove significantly detrimental to visual amenity.

In respect of the first floor extension, this back street is characterised by properties with modest projections and in particular set to either side of these works are such extensions approximately 3.5m projection towards the back alley.  This extension would be 1m further towards the back street and across the entire width of the property unlike those to either side which cover roughly half – set distant from these works.  This means that there is the potential for an impact on windows to those units in the original rear building line and this will be explored later.  However in terms of the visual impact of this extension, I do not believe it would prove to be an unduly dominant and uncharacteristic addition.

With regard to impact on neighbouring amenity, I have assessed the proposal using the BRE methodology to consider potential light loss to the properties on either side.  In terms of no 51 to the north, there is a window to a commercial kitchen at ground floor which would be affected, but given the function of that room, ie non-habitable room to commercial premises, I do not consider that the loss of light is justifiable grounds for refusal.  There is a residential unit above this and in applying the tests to that window the extension still passes as indeed it does in relation to no 47 to the south.  Objectors have commented on the potential overbearing effects of the development, but again I do not consider that the effects of the proposal would be so significant as to warrant a refusal.  In terms of neighbouring impact, it is also important to assess potential noise disturbance as a result of these works to properties on either side.  At the request of one of the Council’s Environmental Health Officers, a noise report has been submitted by the applicant which identifies measures to be taken to ensure there is no significant increased noise intrusion to any residents.  Its results are accepted but it is felt that in order to limit noise from the extraction system within the roof space, this space should also be sound insulated and this can be conditioned should consent be forthcoming.

Therefore having carefully assessed all the above factors, I am of the opinion that the works would not prove significantly detrimental to the visual qualities of this part of the Conservation Area or neighbouring amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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 and 13 July 2007 which show the relationship with the neighbouring properties in more detail and the exact location of the extraction system.


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

2.
Before the use commences or the premises are occupied, the building(s) shall be insulated in accordance with the measures identified in the noise report submitted by Sound Advice received on 28 June 2007.  The roof space should also be sound insulated in the same way as for the first and second floors in the submitted report, prior to commencement of use.


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

3.
The first floor terrace area shall only be used as a fire route access.  Under no circumstances whatsoever shall it be used for outside seating or for any other purpose in connection with the business operating from the remainder of the premises.


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

4.
Prior to commencement of development precise details of the colour of the flue shall be submitted to and approved in writing by the Local Planning Authority.  The flue shall thereafter be coloured in accordance with the approved colour.


REASON: In order that the Local Planning Authority shall be satisfied that the colour is appropriate to the locality in accordance with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0353/P
(GRID REF: SD 5967 3629)

PROPOSED CHANGE OF USE TO MOTOR CAR BODY REFINISHERS TO INCLUDE THE INSTALLATION OF A NEW SPRAY BOOTH AT UNIT B3 AND B7 SHAY LANE INDUSTRIAL ESTATE, LONGRIDGE

	PARISH COUNCIL:
	No representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from the owners/occupiers of two properties in Hacking Drive to the rear of the application site, in which objections are made on the following grounds:



	
	1.
	These premises were originally built for office, storage and light engineering uses due to their proximity to housing development, and were subject to hours of use restrictions.  The proposed use cannot be classed as light engineering.



	
	2.
	The proposed use will result in noise nuisance to nearby residents which will be worse in the summer when the doors are left open, and particularly if vehicles are worked on outside in the parking area at the rear of the building.  



	
	3.
	The use of spray paints and solvents will cause an odour nuisance to nearby residents.  In addition to the smell, the fumes emitting from the proposed chimney stack could also be a health hazard to local residents.  



	
	4.
	There must be health and safety issues with this particular business in a residential area.



	
	5.
	A permission in this case could lead to applications for more (or all) of the units in this block to be used for the same purposes.  It would then be difficult for the Council to refuse such applications resulting in an even more detrimental environmental impact on the surrounding residential area.  


Proposal

Prior to their recent occupation by the applicant, the two units (now joined to form a single unit) to which the application relates were vacant, having last been used for the storage of frozen food (a B8 use).  Permission is sought for the change of use of the unit to motorcar body refinishers, including paint spraying (a B2 use).  

As part of the proposal, a paint spraying booth is to be fitted inside the building.  In order to operate properly and safely, this requires both an air intake and an extract flue, both of which would project from the front roof slope.  They would both be of metal construction and would be 0.6m in diameter.  The extract flue would be 3.7m high (projecting 3m above the roof ridge) and the intake would be 1.7m high (projecting 0.6m above the roof ridge).  As originally submitted, the application did not include details of the air intake and extract flue.  This, however, has been addressed in amended plans received on 6 July 2007.  

Site Location

The application relates to two units within a single storey building comprising eight industrial units on the east side of Shay Lane.  The site is within the Shay Lane Industrial Estate, but there are residential properties in Hacking Drive adjoining the rear of the site to the east.  

Relevant History

3/86/0267/P – Erection of 10 industrial units.  Approved with conditions.  (This permission was implemented but with an amended internal subdivision for form 8 units rather than 10).

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The development for which planning permission was granted in 1986 was described as ‘erection of 10 industrial units’ with no specification that they were restricted to any particular use class (which is contrary to the understanding of the two nearby residents who have expressed objections, that it was for office, storage or light engineering purposes only). As such, the units could be used for light industrial purposes (now use class B1) for general industry (now use class B2) or for storage purposes (now use class B8).  The effects of any uses (particularly B2 uses) on the amenities of adjoining residents were controlled by conditions concerning noise and odour; no outside storage or outside working; and hours of use.  If the presently proposed use had been the first use of this unit, then no planning permission would have been required.  It is only because the unit has been used most recently for storage purposes that a change of use is involved.  

Subject to similar conditions to those originally imposed on the development in 1986, I therefore consider the proposed use to be acceptable in principle.  In this industrial location, I also consider the proposed flues to be acceptable in visual amenity terms.

Any effects of the use on the dwellings at the rear will be reduced by the very dense hedge on the rear site boundary which is in excess of 3m high.  The Environmental Health Officer has commented that the applicant will need to ensure compliance with various health and safety guidance documents and prevention of pollution legislation.  Other than this, the Environmental Health Officer has no comments to make in respect of the application.  In the event that noise or odour nuisance is experienced by neighbouring residents, then this can be addressed as appropriate under environmental health legislation.  In addition, however, the imposition of appropriate conditions should also prevent any serious noise nuisance to neighbours at unsociable hours.  Any breaches of such conditions could also be addressed using town planning enforcement powers. 

Overall, therefore, subject to appropriate conditions, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 July 2007.


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

2.
The use of the premises in accordance with this permission shall be restricted to the hours between 8am to 6pm on Mondays to Saturdays inclusive, and there shall be no working on Sundays or Bank or public holidays.  


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

3.
No materials or equipment shall be stored on the site outside the building except for waste materials contained within bins for periodic removal unless otherwise agreed in writing.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of the visual amenity of the area and to safeguard neighbouring residential amenity.

4.
No works shall take place outside the building at any time.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of the visual amenity of the area and to safeguard neighbouring residential amenity.

APPLICATION NO:
3/2007/0598/P
(GRID REF: SD 361827 437316)

CHANGE OF BARN WINDOW FROM WOODEN FRAME TO UPVC FRAME AND RANDOM STONE WALL TO BASE AT THE CORPORATION ARMS, LOWER ROAD, LONGRIDGE, LANCASHIRE, PR3 2YJ.

	TOWN COUNCIL:
	It is felt that this is an inappropriate and detrimental to the inherent character of the building, and for these reasons, the Town Council object.



	ADDITIONAL REPRESENTATIONS:
	No representations have been received. 


Proposal

The application seeks permission to change the current timber-framed, barn window on the front elevation of the Public House to an UPVc frame with a random stonewall to the base.

Site Location

The site is located on the junction of Blackburn Road, Preston Road and Lower Road, outside the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2003/0826 – Proposed two storey extension to form 17no. bedrooms and retail extension – Granted Conditionally.

3/1991/0697 – Conversion of existing office building into living accommodation – Granted Conditionally.

3/1991/0560 – Conversion of barn into extension to dining room, new kitchen, hotel entrance and bedrooms – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to change the current timber-framed, barn window on the front elevation of the Public House to an UPVc frame with a random stonewall to the base. The existing window, which has been in place since the barns conversion to part of the Public House, has become rotten due to rain and surface spray from the adjacent highway. As such, the owners of the Public House seek to replace the window with a harder wearing, UPVc window, designed in a style to mirror the existing window, and insert a small random stone wall below in order to minimise further damage caused by rain and surface spray.

Bearing in mind this building in question is a commercial public house with no great features of architectural merit, the proposed dwarf wall and replacement window are considered to be an acceptable replacement for the rotten window frame currently in place. The majority of the barn opening will be retained, and as such it is considered that the proposal will cause no significant visual harm to the front elevation of the building and as such have no significant impact upon its character. 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 will not be significantly detrimental to the visual amenity of the area or to the character of the building.

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

1.
Precise specifications and samples of the window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

APPLICATION NO:
3/2007/0599/P
(GRID REF: SD 7504 4275)

PROPOSED EXTENSION TO EXISTING NURSING HOME AND REORGANISATION OF INTERNAL PLAN AT HIGH BRAKE HOUSE NURSING HOME, CHATBURN ROAD, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Colthirst Drive to the north east of the site who objects to the proposal for the reason that raising the height of the north eastern end of the building would take more light off the rear of his house, which is already affected by a large tree.  He says that removing or cutting back the tree would help.


Proposal

The overall scheme comprises a mixture of internal alterations and extensions to this existing nursing home.  The internal alterations are of no significance in town planning terms.  Externally, the alterations and extensions comprise the following:

1.
At the south western front corner of the building, an existing double garage is to be converted into an assisted bathroom and a lobby area as part of a means of escape route.  This would involve the replacement of the garage doors with two small windows and a personal door.

2.
At the north western corner of the building a pitched roofed, three storey extension would be constructed accommodating two bedrooms with en-suite facilities on each floor.  This would not contain any windows in its side elevation which faces the rear gardens of residential properties on Chatburn Road.

3.
At the north eastern side/rear part of the building, an additional floor, with a pitched roof, would be constructed over an existing two storey section of the building.  This would contain two bedrooms with en-suite facility and a communal kitchen and living area.  This extension would not contain any windows in its side elevation which faces the rear gardens of residential properties in Colthirst Drive.  

The walls of the extension would be stonework and render to match the existing, and the roofs would be natural slate to match the existing.

Site Location

High Brake House Nursing Home is situated on Chatburn Road, opposite the Grammar School.  The building is set back from the road with private parking on the forecourt and side areas.   There is a relatively large garden area at the rear. 

The building is spilt level on a sloping site such that from the front it appears as a two storey property with additional accommodation in the roof space and at the rear it is three storey plus accommodation in the roof space.

The site is adjoined on both sides and at the rear by residential properties in Chatburn Road and Colthirst Drive.  

Relevant History

3/89/0227/P – Proposed garage extension.  Approved with conditions.

3/97/0812/P – Three storey extension.  Approved with conditions.

3/01/0029/P – First floor extension.  Approved.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The overall proposal concerns the retention of the building in use as a residential nursing home, with internal improvements to bring the home up to current care home standards.  Double bedrooms are being altered to provide single bedrooms with en-suites with room sizes more generous than the minimum areas required.  Additional bedrooms are proposed to satisfy the current care provision and business viability and the proposal also provides a two bed rehabilitation unit, with kitchen and living areas, for more able bodied and independent residents.  The proposed extensions would result in an increase in internal floor space of approximately 28% of the original building.

As described above, there are three elements to the external alterations.  In respect of all three the relevant considerations relate to their effects upon appearance of the property itself and the locality in general, and upon the privacy and amenities of neighbouring residents.  

I consider the alterations to the front elevation comprised in the conversion of the garage to be acceptable in visual terms, and this element of the proposal would have no effects upon the amenities of any neighbouring residents.  

The three storey extension at the rear is appropriately designed and proportioned in relation to the existing building and, being at the rear, would have no effects on the street scene.  The extension is separated from the adjoining residential property in Chatburn Road by a wide driveway and parking area such that, in my opinion, it would not have an over bearing effect on that property, nor result in a serious loss of light.  As there are no windows in its side elevation, this extension would not adversely affect the privacy of the adjoining property.  In my opinion this extension is also sufficiently far away from many of the surrounding properties in Colthirst Drive that it would not have any seriously detrimental effects upon their amenities or privacy.

The existing two storey part of the building to which an additional floor is to be added, is set back considerably from the main front elevation of the building.  Notwithstanding this, I consider that the additional floor would give a better “balance” to the appearance of the building when viewed from the front, and would not have any detrimental effects upon the appearance of the locality in general.  

This particular element of the overall proposed development is closest to two terraces of relatively modern dwellings in Colthirst Drive.  The existing two storey structure, however, is not immediately behind any of those dwellings, but, rather, it adjoins a gap between the two terraces.  Following the addition of the extra floor, the roof ridge of this part of the building would still be approximately 1.5m lower than the ridge of the existing main roof.  As such, I do not consider that this extension would result in any significant difference to the light to the rear room windows of the adjoining houses in Colthirst Drive.  Due to its precise siting between, rather than immediately behind any of the dwellings, I also do not consider that the extension would have a seriously overbearing effect on any of the adjoining dwellings.  Finally, as no windows are proposed for its side elevation, this extension would not have any detrimental effects on the privacy of adjoining residents.


Overall, I can see no sustainable objections to any element of the proposal.  In the interests of the privacy of neighbours, however, I do recommend that a condition be imposed which prevents the formation of any windows in the side elevations of both extensions which face residential properties.  A bat survey submitted with the application concludes that “there is no evidence of bat activity associated with this site”.  This aspect of the proposal, however, will also need to be covered by an appropriate condition.

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.
No windows shall be formed at any time in either the south western side elevation of the three storey extension hereby permitted, or in the north eastern side elevation of the extension at first floor level hereby permitted, unless a further planning application has first been granted in respect thereof.  


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

3.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 26 June 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:
3/2007/0603/P
(GRID REF: SD 373120 445350)

AGRICULTURAL BUILDING TO HOUSE OFFICE AND STAFF FACILITIES, AND RETAIN BUILDING ‘C’ SHOWN ON PLANS AT DOVE SYKE NURSERY, EAVES HALL LANE, WEST BRADFORD, LANCASHIRE.

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



	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received from residents in the Ribble Valley. The following points of objection have been raised:

· Concerns regarding an increase in traffic to the area should permission be granted, the nursery is situated on a single track, unmade road with few passing places, and may affect pedestrians in the summer,

· Concerns regarding highway safety at entrance off Eaves Hall Lane due to width or road and close proximity to Three Rivers Caravan Park,

· Loss of amenity to nearby farms and barns due to increase traffic,

· Concerns regarding the need for such a large building for such a small nursery, and

· Concerns regarding re-wording of Condition 9 as the owners currently use the site outside these hours at present, and some days cause great disturbance as late as 10pm.


Proposal

The application seeks permission for an Agricultural Building to house office and staff facilities, and the retention of building ‘C’ shown on the submitted plans. The applicant intends to demolish all the other buildings on site, and revoke all the recent permissions given for any extensions or agricultural buildings at the site should permission be granted. The proposed agricultural building will measure 20.5m x 12m, and will be 5.79m high, and the Green House will be 12m x 3.5m, and 3.19m high, giving a combined floor area of approx. 288 sq.m. Permission was granted for a building of a similar design in 2005, however this had a larger floor area of approx. 360 sq.m. Building ‘C’ shown on the plans was due to be demolished along with the other buildings, however the applicant seeks the retention of this building on this application. Taking into account the floor area of building ‘C’, the total floor area of buildings on site (should permission be granted) will be approx. 352 sq.m, and as such will be smaller than the previously approved application in 2005.

Site Location

The site in question is located off a single track, approx. 350m from the junction with Eaves Hall Lane, West Bradford. It lies on land designated as an Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2005/1055 – Agricultural Building to house office, workers amenities and planting and loading facilities – Granted Conditionally.

3/2005/0650 - Extension of existing storage shed to provide a covered loading area – Granted Conditionally

3/2005/0646 – Office building with staff changing/washroom facilities and storage for existing nursery, 99sq. m. approx. – Withdrawn.

3/2004/1015 - Lean-to extension to provide seed planting facilities. Re-submission – Granted Conditionally.

3/2004/0997 - Two translucent polythene polytunnels over aluminium frames. 231.94 sq.m. – Granted Conditionally.

3/2004/0702N – Lean to extension to provide seed planting facilities – Permission Required.

3/2004/0701N – 2 Polytunnels – Permission Required.

3/2002/0574 – Outline Application for the Erection of 1 no. Dwellinghouse – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

Dove Syke Nursery is currently a small forestry style venture specialising in the sale of Christmas trees, supplying wreaths, bouquets, small plants and cutting s to local outlets. It is a family run operation with the applicants committed to employing family members but on the present scale and with the existing buildings and lack of facilities on site, the business is limited in its production. As noted above, permission was granted in 2005 for an agricultural building of a larger size on the site with the proviso that all the existing buildings shall be demolished and that any other buildings granted permission should not be implemented. As such, the principle of a building at this site is not in question. Due to on-site difficulties, this approved building will not fit in its approved location without the removal of a large portion of trees, and as such the applicant seeks permission to reduce the size of the building. As this will reduce the impact on the AONB, I have no objection to a smaller building being constructed at this location.

Due to the space required for the business, the applicant wishes to retain one of the existing buildings for the storage of logs and straw needed for the biomass heating system they wish to install. As such, given the floor area of buildings on site (should permission be granted) be less than that already approved in 2005, I have no issues with the retention of building ‘C’ shown on the plans, and as such do not consider that the proposal will have a detrimental impact on the surrounding area or on the AONB as a whole.

With regards to the objections raised by nearby neighbours, the majority of objection points question the principle of development at the site, and possible impact on highway safety. As noted above, permission has already been granted for a larger building at the site, and as such whilst valid points, were all covered within the previously approved application. With regards to the concerns over rewording the ‘hours of operation’ condition, it must be noted that there are no limitations on the hours of use of the nursery business at present and as such can be used at any time of the day. However, whilst I note with concerns regarding customers visiting the site, in limiting the hours that ‘customers’ can be on-site, this will reduce the amount of vehicular traffic along the access track, and as such limit any impact on the residential amenity of the nearby neighbours. 

With regards specifically to the highway concerns raised, due to the proposal being for a building to replace all the existing buildings and extensions on site, and not an entire new build, it is considered that the proposed development will have no significant impact on highway safety in the vicinity.

Therefore, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the visual amenity of the open countryside, and as such 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.
Upon commencement of development on site the following consents relating to agricultural buildings shall no longer be implemented, ref. no’s. 3/2005/1055, 3/2005/0650, 3/2004/1015 and 3/2004/0997.

Reason: In accordance with the Policy G1 of the Ribble Valley Districtwide Local Plan and bearing in mind this application is subject to the revocation of various recently approved applications and the demolition of various buildings.

2.
The development hereby permitted shall not be commenced until details of the proposed building in relation to the level of the land on site, including a site plan and elevational plans, have been submitted to and approved in writing by the Local Planning Authority.

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

3.
Upon completion of the external walls of the building hereby approved, all existing buildings on site except the building marked C on the plan marked ‘Proposed Site Plan’ ref. no. 2293/202A, shall be demolished and removed from the site. The land in question shall thereafter be restored to agricultural use, with details of the restoration having been submitted to and approved in writing by the Local Planning Authority.

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

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


REASON:  In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance given the location of the building in the Forest of Bowland Area of Outstanding Natural Beauty.

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


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

6.
Building C on the plan marked ‘Proposed Site Plan’ ref. no. 2293/202A, shall be used for the storage of materials in connection with the existing Nursery business on site at present 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.

7.
The building hereby permitted shall be used to house an office, workers amenities and planting/loading facilities in connection with the existing Nursery business on site at present 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.

8.
The use of the premises for customers in accordance with this permission shall be restricted to hours between 9am and 6pm Monday to Saturday, and 10am to 4pm on Sundays.


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

note(s):

1.
A separate consent from the Environment Agency under the terms of the Water Resources Act 1991 for any proposed sewage or trade effluent discharged to a water course or other controlled waters, and may be required for discharge to a soakaway.  If the effluent discharged to ground is 2 cubic metres less in any 24 hour period, then a consent is not required providing the discharge is from a private dwelling, is not within 50m of a private water supply, well or borehole, or is within Groundwater Protection Zone 1.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters). 

APPLICATION NO: 3/2007/0613/P
(GRID REF: SD 6881 3215)

PROPOSED ERECTION OF CONSERVATORY TO REAR WITH A FLOOR AREA OF 6M2 AT 6 THE GRANGE, WILPSHIRE

	PARISH COUNCIL:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received which, whilst stating no objection to the erection of the conservatory, does object to the consequent loss of privacy and makes the following recommendations:



	
	1.
	The south side has obscure glazing and possibly on the west side.



	
	2.
	Conifers be planted to facilitate mutual privacy in the longer term.


Proposal

Consent is sought for a conservatory to the rear of a detached property.  The property is a three storey dwelling with an existing terrace at first floor across two thirds of the rear.  These plans annotate a conservatory at first floor level supported on piers with overall approximate dimensions of 3m x 2.5m x 5.59m in overall height.

Site Location

The property is situated at the turning head of The Grange with three other properties to its east and north east.  To the rear the closest property is set approximately 45m to the south west with extensive tree covering between the two.  

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

Matters for consideration are the visual impact of the works and potential effect on residential amenity.  In visual terms the works are to the rear of the property and very well screened by extensive tree coverage.  There are significant changes in land levels at this end of The Grange which has meant that the conservatories built to the other properties on the turning head have actually been built into the slope from Beaver Close to the east.  This property is a true three storey dwelling already with a raised patio on the rear.  I do not consider that given these works the proposal now put forward would appear unduly prominent and thus, in visual terms, do not consider an unfavourable recommendation could be substantiated.  

Turning to neighbouring amenity, I do not consider the relationship with No. 11 to the immediate east will be significantly affected as there is already a degree of mutual overlooking between the respective garden areas given the land levels.  The objection has come from the property set some 45m to the south east of the application property.  There is extensive tree coverage between the two with trees within the grounds of The Grange being subject of a blanket TPO.  Whilst these are deciduous and thus no leaf coverage during the winter months I consider the distance involved means that the potential for overlooking is not significant enough to warrant an unfavourable recommendation.


Therefore, having regard to the above I am of the opinion that the scheme would not lead to significant detriment to either the visual or residential amenity 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”.

APPLICATION NO: 3/2007/0614/P
(GRID REF: SD 6841 3820)

PROPOSED KITCHEN EXTENSION AT 33 AVENUE ROAD, HURST GREEN

	PARISH COUNCIL:
	This outbuilding is built over a right of way and before planning is granted, ownership of the piece of land needs to be established.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received on the grounds that the access to the side is very limited and the extension will obscure views of oncoming traffic as pedestrians step onto the road.

	
	
	


Proposal

Consent is sought to extend an existing single storey dining room.  The works would add approximately 1.2m to the depth of the extension taking it closer to the road frontage (leaving a gap of approximately 800m) with the roof continuing the present pitch to the new wall.

Site Location

The property is set to the west of Avenue Road within the Conservation Area of Hurst Green.

Relevant History

3/77/0902/P – Proposed extension.  Approved with conditions 23 January 1978.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the works effect on residential amenity and in light of the objectors comments, whether there would be any detriment to highway safety.

In terms of street scene and effect on the Conservation Area, the adjacent dwelling has an extension to its frontage which extends roughly the same distance towards Avenue Road and thus the works proposed here would not I believe prove unduly prominent in the wider street scene or significantly detrimental to the character of the Conservation Area.  Similarly in terms of neighbouring amenity, I do not consider that there would be any adverse impact should this scheme be implemented.

Turning to highway safety matters, the County Surveyor has commented that there are already two impediments to visibility – on street parking for some distance to either side of the access and the stone walls that extend along the full frontage.  This is repeated at numerous locations along the avenue and the reduction of any potential sightlines is regrettable but is determined by the aforementioned factors.  For these reasons whilst acknowledging the concerns of the objector, there is no justifiable reason for refusal on safety grounds.  In response to the observations of the Parish Council, the applicants have signed the forms indicating that they own the land subject of the application.

Therefore having considered all the above, I am of the opinion that the scheme should be given favourable consideration 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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

APPLICATION NO:
3/2007/0624/P
(GRID REF: SD 360666 436896)

FIRST FLOOR EXTENSION AND SINGLE STOREY EXTENSION AT REAR OF PROPERTY TO FORM ADDITIONAL BEDROOM AND EXTENDED DINING ROOM AT 23 LOWER LANE, LONGRIDGE, PRESTON, PR3 3SL.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from the adjoining neighbours, who raise the following points of objection:

· The proposal will block out sunlight into the dining room if it is to be constructed in brick completely, however we have no objections if its to be a entirely glass conservatory.

· Raising of roof of property to rear will block sunlight to Nos 21 and 25.

· Unsympathetic to street scene.


Proposal

The application seeks permission for a single storey sun room to the rear of the property, and a first floor extension over the existing kitchen and utility room at the rear, increasing the height to around 5.4m, in order to create an additional bedroom with en-suite within. This portion of the application also incorporates a dormer construction facing the boundary with no. 25 Lower Lane, however there will be no windows in it.

Site Location

The property is located on Lower Lane, 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 proposal seeks to add a further bedroom with en-suite at first floor level, and a sunroom at ground floor level to what is currently a reasonable sized, semi-detached bungalow. The main issues with regard to this application are the impact it may have on the adjacent neighbours, and whether the proposal is in keeping with the existing dwelling.

With regards to the proposed first floor extension to the property, bearing in mind the change in height of the roofline, and the distance of the proposal from the neighbouring properties, I do not consider it will have any significant impact. The proposed dormer window has been inserted to create additional height within the bedroom and as there are to be no window within it, it will cause no overlooking. There will be no impact on the streetscene.

Finally, with regards to the proposed single storey, rear sunroom, due to the proposal incorporating a flat roof over the extension, 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. 25, and as such will cause no significant loss of light through the window.

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:

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.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 29 June 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: 3/2007/0637/P
(GRID REF: SD 7460 4297)

PROPOSED ERECTION OF AN EXTENSION TO EXISTING BY-PRODUCT TREATMENT PLANT AT JOHNSON MATTHEY CATALYSTS, WEST BRADFORD ROAD, CLITHEROE

	TOWN COUNCIL:
	The Town Council have concerns about the environmental impact which the scheme will have both visually and the increase in CO2 emissions, dust and the use of additional lorries and surrounding area, in particular at Moorland School.

	
	
	

	COUNTY PLANNING:
	This application does not raise matters of strategic significance and I therefore have no comments.

	
	
	

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

	
	
	

	ENVIRONMENT AGENCY:
	No objections in principle but makes the following comments:



	
	The proposed development involves an expansion to a process regulated under PPC Regulations.  The process has an extant permit issued under the Regulations and a developer will need to make an application for variation of conditions.  The applicant must obtain such variation before they may operate the proposed process.



	
	Based on the information submitted there appears to be no reason why the proposed works should not conform to best available techniques as required under the Pollution, Prevention and Control Regulations 2000.



	
	In determining any variation application that we may subsequently receive, we will ensure that the application of that best available techniques and impose conditions to secure a high level protection for the environment and ensure the extension does not cause significant pollution.



	
	Crosshill Quarry County Biological Heritage Site is located to the north west of the site and they may wish to consult the County Ecologist to identify any other ecological concerns they may have.



	ADDITIONAL REPRESENTATIONS:
	Three letters of representation have been received raising the following issues:



	
	1.
	It is contrary to the development plan or local plan.



	
	2.
	Appearance is visually dominant, it is too large, in the wrong place and would be visible from many vantage points in the local countryside. 



	
	3.
	Concern over additional light pollution.



	
	4.
	Concern over traffic increase.



	
	5.
	Loss of residential amenity, in particular in relation to noise and the overshadowing and the outlook in relation to the school and near properties.  The affect on the setting and character of the area.



	
	6.
	Concerned that the current planting is not dense enough to stop the ever present noise intrusion from the works.



	
	7.
	Reference is also made to when the footpath adjacent to rear of the site will be re-opened.



	
	8.
	The development is within agricultural land and not industrial land.


Proposal

This proposal is for an extension to the existing by-product building and would be approximately 275m2 with a maximum height of 18m.  The main part of the building is 14m x 18m, with a maximum height of 16m with additional exhaust stacks increasing height to approximately 18m.  There is also a single storey part of this building which measures approximately 12m x 5m.  The proposed includes a detailed storage building which measures approximately 6m x 6m with a height of 7m.  There are also various gantries and links to the existing by-product building in the form of open railed steps.  The building is situated adjacent to an existing building which was approved in June 2003.

Site Location

The site is located within the main Johnson Matthey complex at Clitheroe.  Access to the site is via the existing site access from West Bradford Road.  The structures are located on the eastern part of the site and is currently agricultural land and within the main settlement boundary of Clitheroe.

Relevant History

3/2003/0377/P – Erection of industrial plant.  Approved with conditions.

3/2003/0376/P – Erection of industrial plant.  Approved with conditions.

3/2003/0518/P – Replacement industrial building.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy G8 - Environmental Considerations.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to highway safety, visual impact, residential amenity, environmental issues and any employment issues.  In terms of visual impact I am satisfied that structures are seen against the backdrop of existing buildings and that irrespective of the height and massing there will be no significant impact by this proposal.  Although views of the building may be seen from the boundary of Moorland School, I consider that the existing mature landscaping would minimise visual impact.  In order to further reduce the impact and reduce any noise impact an additional landscaping buffer should be requirement of this scheme.

In terms of the highway situation, a transport statement has been submitted with this application which also relates to application 3/2007/0638/P.  This would indicate that apart from traffic during construction phase it would create a small amount of vehicular traffic.  In total for both of these proposals it would estimate that less than 10 lorries per day will visit the site for the new plant and that a maximum of 12 cars per day would be generated.

In relation to the noise generated from this proposal, a noise assessment has been included in the overall environmental impact statement and the Council’s Environmental Health Officer has commented on the proposal.  It states that whilst recognising some additional noise would be generated by the activities, and that the buildings do encroach nearer towards the school site there would be additional impact but it does not consider this to be significant.  This is confirmed by the Council's Environmental Health Officer who raises no objection.  It is indicated that the appropriate equipment will be installed to ensure compliance with the Pollution, Prevention and Control Permit.  

I note that one of the concerns relates to loss of agricultural land.  It should be noted that the land is not designated as such and in my opinion is grassed land and not a specifically agricultural use.  It is within the main settlement boundary of Clitheroe.  Policy EMP7 allows for expansion of existing forms within the main settlement provided no significant environmental problems are caused.  I am satisfied that this is the case in this instance.

In terms of impact on the landscape, I am satisfied that the loss of habitat as a resulted this part of the application can be addressed in any landscaping condition.

In order to reduce the visual impact and to further mitigate any noise I consider additional buffer screening.

The proposal as submitted does not incorporate the use of renewable energy production methods but the applicant has agreed that any future office developments would incorporate methods identifying how a minimum of 15% energy requirements would be met by renewable energy production methods.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

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


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

3.
This permission shall relate to the unilateral undertaking dated …….. which makes reference to a commitment that new development in relation to office buildings shall incorporate schemes which would include 15% of renewable energy production techniques within the overall building design.


Reason: In order to encourage renewable energy and comply with Policy G8 of the Districtwide Local Plan.
4.
In order to encourage sustainability and the use of environmentally friendly techniques in relation to energy production to comply with Policy G8 of the Districtwide Local Plan and relevant sustainable directions at national level.

APPLICATION NO:
3/2007/0654/P
(GRID REF: SD 7474 4272)

PROPOSED REPLACEMENT OF PART OF PERIMETER FENCE WITH PALISADE FENCE AT JOHNSON MATTHEY CATALYSTS, WEST BRADFORD ROAD, CLITHEROE 

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection which raises the following issues:



	
	· Visual impact due to size and colour.

· Installation will cause ecological damage.

· Failure to consult.

· No consideration of natural alternatives.

· Overshadowing impact.


Proposal

This proposal is to replace existing fencing which is currently post and wire fencing for various forms and a height of approximately 1m.   The proposal itself would involve approximately 900m of fencing which is to be 2.4m in height and powder coated green.  

Site Location

The site is located within the perimeter of the Johnson Matthey complex and although some of the fencing would run parallel with a footpath and Moorland School, some of it would also be along the existing boundary of the site with the railway line.  

Relevant History

None appertaining to site boundary fencing.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the impact the fencing would have on the visual amenity and in particular in relation to its location on the boundary of a public footpath and the open landscape of the adjoining school.  

In terms of visual impact, the proposal has been amended to alter the fencing to a green colour and although I have some reservations regarding its stark appearance adjacent to a public footpath, and school grounds, I am satisfied that the existing landscaping to the rear of the proposed fence would soften the industrial nature of this fencing.  

I note the concerns regarding the visual impact and possibly damage to local landscape but do not consider significant harm would be caused.  In relation to the colour it should be noted that originally the fence was to be grey.

It is clear that most of the fence will not be readily seen with the exception of that abuts the footpath and as such I consider it acceptable.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall relate to the proposal as amended by e-mail dated 19 July 2007 which confirmed the fence to be of a green colour.  Precise details of the colour shall be 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 avoidance of doubt since the proposal was the subject of an agreed amendment.

APPLICATION NO:
3/2007/0665/P
(GRID REF: SD 6592 3105)

PROPOSED REPLACEMENT DWELLING (RESUBMISSION) AT 44 MELLOR LANE, MELLOR

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No representations had been received at the time of report preparation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owner of the property which is presently attached to No 44 Mellor Lane, who says that he is ‘totally in favour’ of the proposal.  He considers the existing property to be a ‘complete eyesore’, and feels that the proposal would be a much improved option for the surrounding area.  He says that it is in our interests to take advantage of someone who is prepared to invest in this sort of project, as others have shied away in the past. 



	
	A letter has been received from the owners of the other adjoining property who state that they have no objections in principle to the development of this site, and they are grateful that the applicants have made considerable amendments, taking account of the objections to the previous application.  However, they still have a number of concerns about the application which are summarised as follows:



	
	1.
	The proposed development appears to be set well back from the road.  They note the comments in the application that it is required to be 5m from the road but it appears to be significantly more than this (8.4m to the roadside at the nearest point).  They consider the building could still meet the requirements of the Highway Authority but be built further away from their own rear boundary.



	
	2.
	The proposed development also appears significantly higher than the previous proposal.  The previous drawings showed that proposal to have a height 0.8m higher than the roof of the nearest cottage to the west.  In the present plans the roof height is almost 2m higher than that of the nearest cottage. This will detract significantly from visual amenity and would not be in-keeping with the immediate surroundings.  The new proposal should be amended so the building is at the same ground floor level as the adjoining cottages.



	
	3.
	They are concerned about the ability of either the applicants, or future owners of the property, to further develop the site, for example, by building a garage or an extension over the garage; or by extending into the roof space; or removing obscured glass from the windows in the rear elevation.  


Proposal

At its meeting on 24 May 2007, the Committee considered application 3/2007/0203/P which sought planning permission for the demolition of the existing end of terraced cottage and its large triple garage, and the erection of a four bedroomed detached house with attached single garage.  The replacement house was to be sited close to the northern and eastern site boundaries.  

Its main two storey element measured 13.2m x 11.4m and it had a single garage attached to the eastern half of its front elevation and a single storey sun room attached to the rear part of its western side elevation.  The proposed external materials were stone walls and a natural slate roof.  

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

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

The officer considered that the proposal comprised in application 3/2007/0203/P would provide an attractive replacement for the existing unattractive dwelling without any seriously detrimental effects on either the amenities of any nearby residents or highway, and therefore recommended that conditional planning permission be granted.  However, Members resolved to refuse planning permission for the following reason.

· The proposed dwelling by virtue of its size would be over intensive and result in conditions to the detrimental of the visual amenity and impact on adjacent residential amenity and as such be contrary to Policies G1, ENV3 and H14 of the Districtwide Local Plan.  

This current application seeks to address the objections to the previous application.  Permission is again sought for a detached four bedroomed house, but it is smaller, lower, much simpler in form/design and sited further away from the neighbouring detached house to the east.  

The dwelling now proposed has a maximum width of 10.5m (previously 13.2m plus a 4.3m wide single storey sunroom) and a depth of 10.8m (previously 11.4m plus a 3.5m wide garage).  The proposed eaves height is now 5m (previously 5.4m) and the ridge height is 7.37m (previously 7.8m).  

The dwelling would be sited 2.8m away from both the northern and eastern site boundaries.  It is has been designed, however, with a single storey element at its north eastern corner to further increase the separation distance between the main two storey part of the building and the adjacent detached house to the east.  The design is also such that the only first floor windows in the rear elevation are to the family bathroom and an en-suite shower room and would, therefore, be obscure glazed.

The external materials comprise a stone front elevation with render to the sides and rear with stone quoins, and a slate roof.  

The access is to utilise the existing dropped kerb and access into the site, and three parking spaces would be formed to the west side of the proposed house with a turning area in front of the dwelling.  

Site Location

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

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

Relevant History

3/2007/0203/P – Replacement dwelling.  Refused.  

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

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

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

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

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

2.
The impact on the landscape will be assessed in relation to that of a new dwelling.  As such, very careful consideration to design and use of materials must be made.  In addition, excessive increase in the size of the property will not be permitted.  

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

4.
The terms of Policy G1 will apply.  

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

With regards to the second criteria, the floor space of the proposed dwelling would represent an approximately 30% increase in the size of the existing dwelling and garage which are to be demolished.  It would, however, be of stone and render construction with a slate roof in-keeping with the remaining cottages and also the detached house adjoining the site to the east.  

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

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

Policy G1 referred to in criteria 4 relates to the detailed development control considerations such as highway safety, visual amenity and effects upon the privacy and amenities of neighbouring residents.  With regards to highway safety, the comments of the County Surveyor had not been received at the time of preparation of this report.  However, he had no objections to the previous application, and I understand that he has been consulted by the applicants prior to the submission of this current application.  I do not therefore expect any highway safety objections to this application.  

With regards to visual amenity, I considered the previously proposed dwelling to represent an attractive and acceptable alternative to the existing property.  The dwelling now proposed, however, represents an improvement on the previous proposal in a number of ways.  It is smaller and lower, and its design and fenestration details are more simple and replicate a traditional farmhouse style.  The design is also not cluttered by any single storey elements such as the garage at the front and the sunroom on the side in the previous proposal.  Overall, I consider the scale and design of the dwelling to be appropriate to the locality as it will compliment the existing adjoining terraced cottages.  

The owners of the adjoining detached dwelling say that the development appears higher than the previous proposal in which the ground levels proposed to be lowered.  In this current application, the dwelling itself is lower, but it is not proposed to lower the ground level.  The result will be that the ridge of the proposed dwelling would be 1.8m higher than the ridge of the cottages to the west and 1.8m lower than the detached house to the east.  This is a similar relationship to that in the previous application.  The neighbours also consider that the dwelling should be sited further forward on the plot.  In order to achieve the benefit of a turning area, it is  not possible for the dwelling to be sited on a similar building line to the adjoining cottages.  Whilst it could possibly be sited slightly further forward than currently proposed, I consider the proposed siting to be appropriate as it provides a ‘step’ in the horizontal sense between the cottages sited close to the pavement edge and the detached house which is sited considerably further back from the pavement.  As the proposed dwelling in this position is neither directly at the side of the neighbouring detached house or directly in front of it, I do not consider that it would be over bearing on that neighbouring property, nor that it would seriously detract from the outlook from either its front or side windows.  

As in the previous proposal, the privacy of the neighbours has been protected by the lack of first floor windows in the rear elevation (other than obscure glazed windows).  The retention of obscured glazing in these windows, the prevention of the formation of any additional windows, or any further development at the site without a further planning permission, can be addressed by appropriate conditions.  A report has been submitted with the application in which it is stated that there is no evidence that the existing dwelling is used by bats.  A condition is still required, however, to ensure that the works are carried out in accordance with other recommendations comprised in the report.  

Overall, subject to appropriate conditions, I consider that this proposal has adequately addressed the objections to the previous application, and will represent an appropriate and attractive replacement for the existing unattractive dwelling.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

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


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

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


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

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


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

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


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

7.
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 unless a further planning permission has first been granted in respect thereof.


REASON:  In the interests of the amenity of the area, and the amenities of neighbouring residents in accordance with Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

8.
The two first floor windows in the rear elevation of the dwelling shall be obscure glazed to the satisfaction of the Local Planning Authority and shall remain in that manner in perpetuity.


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

9.
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 4 March 2007.


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

APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL:  

APPLICATION NO: 3/2007/0363/P
(GRID REF: SD 7730 5046)

OUTLINE APPLICATION FOR PROPOSED DWELLING TO FORM RETIREMENT ACCOMMODATION OR CONVERSION OF REDUNDANT BARN WITHIN THE SAME CURTILAGE AT WYCONGILL FARM, HOLDEN LANE, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	The Parish Council has commented that two out of the three planning sub-committee members objected to the application, but the third expressed no objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	COUNTY LAND AGENCY MANAGER:
	The County Land Agency Manager explains the background to this application and gives his assessment as follows.

The applicants reside in the farmhouse at Wycongill Farm despite the fact that they have retired from the day-to-day running of the agricultural operations.  Their two sons, Steven and Malcolm, undertake the management of the farming unit and Steven occupies the dwelling approved under application 3/1999/0042/P and Malcolm resides with his parents in the farmhouse, in spite of the fact that he is married.



	
	Mr & Mrs J Leeming (Snr) do not own a residential property off the farm and I note from their agents letter that they had not owned any other property at the time of the earlier application.  I was advised at the time of my recent meeting that the applicants had intended moving off the farm, but remain living there due to an illness contracted by Mr Leeming.



	
	The current application has been submitted to enable Malcolm Leeming and his wife and family to reside in the farmhouse, but allow his parents to remain living on the unit.

The relevant National Planning Policy for assessing applications for agricultural workers dwellings is Annex A of PPS7.  The application has been submitted as a retirement accommodation and advice in Annex A of PPS7 is clear that agricultural workers dwellings cannot be justified on the basis of providing retirement homes for farmers (paragraph 6).



	
	I feel despite the basis of submission of this application, the needs of the agricultural enterprise on this unit are appropriately served by the two existing dwellings and as such, I would advise that a third dwelling is not is not justified on agricultural grounds.

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application seeks outline planning permission for a dwelling at this farm to provide retirement accommodation for the applicants, either in the form of a new build house or through the conversion of an existing barn.

Site Location

Wycongill Farm is situated off the northern side of Holden Lane to the north of Bolton-by-Bowland in the Area of Outstanding Natural Beauty.  The precise site for the proposed dwelling, which, of course, includes the barn which is potentially to be converted, is within the existing farm buildings complex to the east of the existing farmhouse which is a Grade II listed building.

A second agricultural workers dwelling, for which planning permission was granted in 1999, is sited to the south of the group of farm buildings.

Relevant History

3/99/0042/P – Application for second agricultural workers dwelling.  Outline permission granted, subject to conditions.

3/00/0891/P – Application for second agricultural workers dwelling.  Full planning permission granted, subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H4 - Occupancy Conditions.

Policy H5 - Proposals for New Agricultural or Forestry Workers Dwellings.

Environmental, AONB, Human Rights and Other Issues

I am advised by the applicants agent of the recent history of this farm as follows:

· When planning permission was obtained in 1999 for a second farm workers dwelling, Mr Leeming Snr worked part-time on the farm and his two sons, Steven and Malcolm worked full-time.  Subsequently, Steven, who was married with one child, occupied the second farm workers dwelling and Malcolm continued to live with his parents in the original farmhouse.

· During the period of the foot and mouth epidemic, Mr Leeming Snr developed the initial stages of Alzheimer’s Disease and from that point onwards has fully retired from farm work activity.

· Due to the progressive nature of Mr Leeming’s illness, and his sons responsibility towards their parents, they wish to either convert a redundant barn within the farm complex or to build a new dwelling as a retirement home for Mr & Mrs Leeming Snr, enabling them to attend to their parents whilst continuing to undertake their full-time commitment on the farm.

· In short, Steven Leeming, who now has two children will remain in the second farm workers dwelling, Malcolm Leeming, who was recently married, would have sole use of the original farmhouse and their parents would be close at hand in the new dwelling for which this application seeks outline planning permission.

With the above in mind, the agent considers that the proposal would maintain the level of accommodation which has already been accepted, and at the same time address a domestic need for the particular family circumstances.

The application, however, falls to be determined in accordance with Annex A of PPS7 Sustainable Development in Rural Areas.  The County Land Agency Manager considers that the essential needs for on site residential accommodation of this agricultural enterprise are appropriately served by the two existing dwellings.  The enterprise does not justify a third dwelling at the farm.  The Land Agency Manager refers specifically to paragraph 6 of Annex A where it is stated that agricultural needs cannot justify the provision of isolated retirement homes for farmers.  


I therefore recommend accordingly, that planning permission be refused on the basis that the dwelling is not justified by the agricultural needs of the farm.

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

1.
The proposed dwelling is not justified by the agricultural needs of the farm enterprise (as that need is already satisfied by the two existing dwellings at the unit), the proposal is contrary to the advice comprised in Annex A to PPS7 Sustainable Development in Rural Areas.  The proposed dwelling would therefore represent unjustified and inappropriate residential development in the open countryside (and within the Forest of Bowland Area of Outstanding Natural Beauty) contrary to Policies G5, H2 and ENV1 of the Ribble Valley Districtwide Local Plan.  

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

APPLICATION NO:
3/2007/0622/P
(GRID REF: SD 7465 4211)

PROPOSED CONSTRUCTION OF FOUR FLATS AT FIRST AND SECOND FLOOR LEVEL ABOVE THOROUGOODS, WATERLOO ROAD, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection has been received which raises the following concerns:



	
	1.
	Raising the gable wall to the height of the current roof line will cause loss of natural light to a property which fronts York Street.



	
	2.
	Concerns over highway safety.



	
	3.
	Two new windows would directly overlook the property and a further third window currently in opaque glass would become a kitchen window.  As these new windows are sited higher than neighbouring first floor windows there would be a major impact on privacy.



	
	4.
	Noise nuisance.


Proposal

This application details works to all three floors of Thorougoods which presently is shop and garage at ground floor, residential accommodation on the first floor with attic space above.  At ground floor the garage would be remodelled to provide an enclosed bin store for the flats as well as an entrance way to serve the four flats.  At first floor the existing flat would be subdivided to form two one bedroom flats and the attic utilised to form two bedsits.  Three of the newly created units would be for affordable housing.  

In terms of external alterations to the building, the works involve removal of the existing hipped roof and stone chimney and replacement with a true gable to the ridgeline of the existing terraced row.  An additional four velux will be inserted on the front elevation to Waterloo Road and four to the rear.  To the rear an existing small window at first floor would be enlarged to give natural daylight to the landing area.  There would also be a small velux to give light to the stairwell with a remodelled lean-to roof over from the garage.  The large garage door is to be replaced by two smaller doorways.  

Site Location

The premises lie to the west of Waterloo Road opposite the North Street pubic car park just outside the Conservation Area.  It is an end of terraced unit occupying a corner plot and therefore being rather irregular in shape.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Interim SPG: Housing.

Alterations 1 and 8, Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 12 Housing Provision Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy, impact on highway safety, effect on nearby residential amenity and the visual impact of the development.  

In terms of the principle of development, there is an existing flat above the shop and thus it is only the additional three units that would need to be affordable to comply with policy.  The applicant has submitted a draft Section 106 indicating that flats 2, 3 and 4 would be available for rent subject to normal restrictions on rental level and eligibility for occupation.  I am thus satisfied that the principle accords with policy.  

With regard to highway safety, the County Surveyor has commented that whilst the development could lead to an increase in demand for parking spaces in the local vicinity, off-street parking is available on North Street car park and safe pedestrian movements are facilitated by the pedestrian refuse to the east of Chatburn Road roundabout.  

Turning to impact on residential amenity, Committee should recognise that this is an existing building with windows in it, which already lead to reduced privacy between properties.  The objectors make reference to the obscure glazed window which faces towards the rear of 60 and 62 York Street.  There is approximately 14m between respective first floor windows which is below the indicative 21m advocated in the Council's SPG on Extensions to Dwellings.  However, Members should bear in mind the glazing in this window could at the moment be changed for clear glass without the need for permission and thus I consider to attempt to impose a restricted condition would be unreasonable.  With regard to other new  windows these are velux which are to provide light to the attic bedsits and would not, I believe, afford views across to neighbouring dwellings, thereby reducing their privacy.  The opening which may affect the dwellings to the south of the application property is an enlargement of an existing opening to serve a landing area.  I consider it would be reasonable to place an obscure glazing condition on this window.  Therefore, in terms of residential amenity, I am satisfied existing amenities would not be so significantly compromised so as to warrant an unfavourable recommendation.  

Finally, the visual impact of the works must be considered.  Clearly, the main works involve the reconfiguration of roofscape but I do not believe that this would prove significantly detrimental to the wider street scene.  The Conservation Area boundary is along the backs of houses that front York Street but again I do not consider the works would have a detrimental impact on that designation.  Therefore, having regard to all the above, I consider that the scheme is appropriate and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services for approval following the finalisation of the Section 106 Agreement and subject to the following conditions.

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 window on the elevation to rear side at first floor serving the landing area  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.

3.
This permission shall relate to the Section 106 Agreement dated ??????             which ensures that flats 2, 3 and 4 will remain as affordable housing.


REASON: For the avoidance of doubt as the proposal has been the subject of a Section 106 Agreement.

INFORMATION / DECISION
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