RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 13 SEPTEMBER 2007 
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

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

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2007/0093/P
	To convert the first and second floors to flats and to create a new entrance through an existing window (Re-submission) 
	9 Market Place

Clitheroe

	3/2007/0097/P
	To create two flats on the first and second floors of the building, with access through an existing window (Re-submission)
	9 Market Place

Clitheroe

	3/2007/0326/P
	Replacement of 4 no. front windows facing Shawbridge Street due to poor condition, poor appearance and poor fuel conservation efficiency (LBC)
	15 Shawbridge Street

Clitheroe

	3/2007/0327/P
	Proposed demolition of existing rear extensions and proposed two storey extension to improve access for the disabled and provide additional space 
	Slaidburn Heritage Centre

Church Street

Slaidburn

	3/2007/0328/P (LBC)
	Proposed demolition of existing rear extensions and proposed two storey extension to improve access for the disabled and provide additional space 
	Slaidburn Heritage Centre

Church Street

Slaidburn

	3/2007/0477/P
	Erection of Stock Building & Muck Store (1259.90 sq.m.) 
	Lower Brennand Farm

Dunsop Bridge

	3/2007/0486/P
	Extension and refurbishment of existing dwelling
	Edencroft, Hesketh Lane

Chipping

	3/2007/0508/P
	Change of use at ground floor flat to A2 use with access ramp and canopy to side 
	76 Berry Lane, Longridge

	3/2007/0510/P
	Livestock building 
	Horse Hey Farm

Clitheroe Road

Bashall Eaves

	3/2007/0526/P
	Replace existing conservatory with single storey stone building
	12 Pendle Street West

Sabden

	3/2007/0527/P
	Proposed Two Storey Rear Kitchen/Bedroom Extension and Front Porch
	22 Hornby Road

Longridge

	3/2007/0570/P
	Change of use from offices to gifts shop and tea rooms
	The Barn, Old Croft

Church Street, Ribchester

	
	
	

	3/2007/0577/P
	Covered area to rear elevation
	The Bull and Royal Hotel

36 Derby Road, Longridge

	3/2007/0587/P
	Alterations to proposed loading bay arrangements and minor changes to front elevation at former 
	MAFF Building

Taylor Street

Clitheroe

	3/2007/0593/P
	Conservatory to rear of house
	25 Mitton Road, Whalley

	3/2007/0594/P
	Proposed detached garage 
	Tree Tops, Whalley New Road, Billington

	3/2007/0596/P
	Proposed Two storey extension to rear of dwelling
	3 The Drive

Brockhall Village, Langho

	3/2007/0597/P
	Proposed improvements to existing rear roof
	Westfield

45 Little Lane, Longridge

	3/2007/0601/P
	New Build General Purpose Agricultural Building 
	Bolton Peel Farm

Bolton-by-Bowland

	3/2007/0602/P
	Proposed increase in roof pitch to allow a mezzanine floor to dormitories
	Moorland School

Ribblesdale Ave, Clitheroe

	3/2007/0605/P
	Replacement dwelling over footprint of existing burnt out shell of existing dwelling (re-submission)
	Collinsons Farm

Higher Ramsgreave Road

Ramsgreave

	3/2007/0607/P
	Change of use of first floor premises from shop store to dentist surgery including external fire escape
	9 Berry Lane

Longridge

	3/2007/0610/P
	Alterations to existing dwelling comprising enlargement of existing garden room and enlargement of existing rear door opening
	Loud River Barn

Clough Lane

Thornley

	3/2007/0611/P
	Proposed Demolition of Rear Utility Room Outrigger and Construction of Replacement New Dining/Garden Room lean-to Extension and associated landscaping work
	7 Bright Street

Clitheroe

	3/2007/0612/P
	Construction of garage extension and bedroom in roof space over, new single storey rear garden/dining room extension, formation of new vehicular access and drive from existing dropped kerb and associated external work
	52 Derby Road

Longridge

	3/2007/0618/P
	Amendment to rear elevation window on previously approved application (retrospective application)
	8 West View

Clitheroe

	3/2007/0620/P
	Proposed replacement of front porch with a conservatory 
	4 Moorland Road

Langho

	3/2007/0623/P
	Form rear extension with pitched roof and glazing. Closing off of car park entrance and form new disabled ramp to front entrance 
	Royal Oak

Longsight Road

Clayton-Le-Dale

	3/2007/0627/P
	Installation of an automatic teller machine with sign
	69-71 Berry Lane

Longridge



	3/2007/0631/P
	Study room extension above existing attached garage
	91 Rogersfield, Langho

	3/2007/0633/P
	Erection of a two storey extension to front elevation 
	Rosegarth, Simonstone

	3/2007/0636/P
	Two storey extension to replace existing single storey garage and new sun room to rear elevation
	10 Harewood Avenue Simonstone

	3/2007/0639/P
	Demolition of existing extension to rear elevation, replace with larger extension with pitched roof 
	21 Windsor Avenue

Clitheroe

	3/2007/0640/P
	Change of use of a former hairdressing salon occupying front room to domestic accommodation
	1 Whalley Road

Read 

	3/2007/0641/P
	Replacement dwelling
	Shire Lane Farm

Shire Lane, Hurst Green

	3/2007/0642/P
	Construction of new boiler house to infant block of school
	St James CE Primary School

Greenacre Street, Clitheroe

	3/2007/0643/P
	 Proposed kitchen extension to the rear of the property
	66 St Paul’s Street

Clitheroe

	3/2007/0644/P
	Construction of Garage Block with Dog Kennels and Garden Store
	White Hill, Back Lane

Read

	3/2007/0645/P
	Modification of existing planning consent 3/2006/0846/P, change to surface treatment to one wall and reduction in size
	3 Hartley Fold

Grindleton

	3/2007/0646/P
	Construction of two storey rear extension providing living and bedroom accommodation
	4 The Dales

Langho

	3/2007/0647/P
	Conversion of garage to kitchen/dining room and link to existing house
	Ratcliffe Cottage

Lower Road, Longridge

	3/2007/0648/P
	Shop sign on gable end and projecting sign to side elevation 
	The Old Barn, Church Street

Ribchester

	3/2007/0649/P
	Proposed external smoking shelter to rear of property (re-submission)
	Mill Stone Hotel

Church Lane, Mellor

	3/2007/0652/P
	Conservatory to rear of house 
	26 Pendle View

Brockhall Village, Langho

	3/2007/0655/P
	Replacement of existing agricultural building
	Sheepcote Farm, Moor Lane

Wiswell

	3/2007/0658/P

(LBC)
	Change of use from former farm complex to visitor centre including farm shop, café, retail unit, health spa, dog hotel and car parking
	Higher Whitewell Farm

Dunsop Bridge

	3/2007/0661/P
	Proposed erection of 1.5m high fence 
	2 St Chads Avenue

Chatburn

	3/2007/0662/P
	Construction of sunroom extension and a new garage
	6 Horton Lodge

Horton-in-Craven



	3/2007/0664/P (LBC)
	Re-point war memorial column and base.  It may be necessary to investigate the internal drainage system.  Action needs to be taken to prevent further deterioration from rain and frost 
	War Memorial

Chapel Street

Slaidburn

	3/2007/0671/P
	Erection of two-storey rear extension with basement. Installation of Solar Panels. Rooflights. Porch Extension. Change Garage door to window. Side Carport and internal alterations
	3 Stanley Close

Longridge

	3/2007/0672/P
	Side extension to form store/study
	2 Lower Lane

Longridge

	3/2007/0673/P
	Kitchen extension and internal alterations
	15 Windsor Close, Read

	3/2007/0674/P
	Proposed demolition of existing agricultural livestock building and construction of replacement livestock building and associated works
	Moreton Hall Farm

Whalley

	3/2007/0678/P
	First and second floor extension above garage and rear conservatory extension 
	26 Wheatley Drive

Longridge

	3/2007/0679/P
	Extensions, alterations, new garaging and outbuildings
	Wilkinson Fold Farmhouse

Twiston

	3/2007/0680/P
	Wooden stable block with feed store and tack room and outdoor arena at land 
	Carr Meadow Barn

Carr Lane, Balderstone

	3/2007/0682/P
	Modification condition 3 of 3/2004/0256/P to increase opening hours Monday to Thursday until 2400hrs, Friday to Saturday until 0100hrs and Sunday until 0030hrs
	50 Whalley Road

Clitheroe

	3/2007/0686/P
	Infill extension to form additional classroom
	Edisford Primary School

Edisford Road, Clitheroe

	3/2007/0689/P

(LBC) and

3/2007/0690/P (PA)
	Replacement of existing garage/workshop/fitness room
	Lovely Hall, Lovely Hall Lane 

Salesbury

	3/2007/0692/P
	Change of use from estate yard to class B1 workshop
	Root Hill Estate Yard

Dunsop Bridge

	3/2007/0702/P
	Proposed side orangery and porch with alterations to existing building 
	1 Read Hall Cottages

Hammond Drive, Read


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0415/P

continued…\

continuation…
	Farm Workers Dwelling  
	Crossbank Laithe

Catlow Road

Slaidburn
	Does not comply with PPS7, Policy 5 of the JLSP 2001-2016 or Policies G1, ENV1, H3 or H5 of the Districtwide Local Plan, due to its remote location and visual impact on the AONB.



	3/2007/0573/P
	Single storey extension to create porch and storage area.
	The Stables

Newton-in-Bowland
	The proposal would be harmful to the character and appearance of Newton Conservation Area and the setting of nearby listed buildings.



	3/2007/0574/P (LBC)
	Alterations to east gable 
	Lowlands Cottage Newton-in-Bowland


	The proposal would be harmful to the character and appearance of Newton Conservation Area and the setting of nearby listed buildings.



	3/2007/0583/P
	Two storey rear extension 
	49 Derby Road

Longridge
	G1, H10, SPG “Extensions and Alterations to Dwellings” – inappropriate flat roof design to the detriment of visual amenity.



	3/2007/0592/P
	Removal of condition No 3 (agricultural occupancy) on planning permission 3/1982/0592/P
	Lower Monubent Farm

Hellifield Road

Bolton-by-Bowland
	Policy H6 – Property not properly marketed, for occupation in compliance with the agricultural occupancy condition.



	3/2007/0609/P

continued…\

continuation…\
	Conversion of loft storage area to bedroom with dormer to rear 
	118 Whalley Road

Read
	Policies G1, H10 and SPG Extensions and Alterations to Dwellings – over-dominant and unsympathetic development to the detriment of the appearance of the building itself and the locality in general. 



	3/2007/0626/P
	Installation of an illuminated sign
	69-71 Berry Lane

Longridge
	The proposal by virtue of its location and garish design is seen as an incongruous element in the streetscene and in association with the new ATM, will create a sense of clutter that is thus detrimental to the visual amenity of the area.


	3/2007/0630/P
	Erect fencing to enclosed land (re-submission)
	2 Ribbleton Grove

Whalley
	Policy G1 – Detrimental impact on the street scene.


	3/2007/0653/P
	Erection of conservatory/porch to front elevation
	7 Holmeacre Avenue

Sabden
	G1, H10, SPG – “Extensions and Alterations to Dwellings” – prominent and incongruous feature to the detriment of the appearance of the property itself and the street scene in general.



	3/2007/0660/P
	Ground works and landscaping in preparation for the installation of a Terrasol fully retractable, electrically operated awning complete with heating and lighting to the rear, stone walled beer garden.  The works also include the reinstatement of an existing access doorway 


	Kings Arms Hotel

Bawlands

Clitheroe
	Policies G1 and G8 – Detrimental to adjacent residential amenity.



	3/2007/0683/P
	Proposed alterations to create a new bedroom and larger entrance hall.  Construction of a new detached garage and garden store off the existing drive and associated external works.  The new garage will provide additional space to keep cars secure and away from the setting of the listed barn conversion 
	Howgills Barn

Bolton-by-Bowland
	The proposed garage/store would be harmful to the setting of the listed building because of the prominence of the modern residential outbuilding in views of the listed building and the disruption to the agricultural context of the historic building and site.



	3/2007/0685/P
	Proposed alterations to create a new bedroom and larger entrance hall.  Construction of a new detached garage and garden store off the existing drive and associated external works.  The new garage will provide additional space to keep cars secure and away from the setting of the listed barn conversion 
	Howgills Barn

Bolton-by-Bowland
	The proposed garage/store would be harmful to the setting of the listed building because of the prominence of the modern residential outbuilding in views of the listed building and the disruption to the agricultural context of the historic building and site.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2007/0756/N
	Glass house extension to former boathouse and implement shed
	Ashcroft, Crow Trees Brow

Chatburn


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2006/0583/P
	Expansion of existing aerospace manufacturing and engineering facility to include additional industrial (57,884m2) and office space (39,048m2) with associated access, car parking, surface water attenuation works and ancillary reception building, crèche and restaurant (total ancillary floorspace 2,916m2)
	Samlesbury Aerodrome

Myerscough Road

Balderstone 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2006/1046/P
	Non-illuminated directional sign
	BAE Systems

Samlesbury Aerodrome

	3/2007/0474/P
	Outline application for industrial development uses B1, B2 and B8
	Land adjacent to Simonstone Lane Time Technology Park, Blackburn Road, Simonstone

	3/2007/0521/P
	Proposed agricultural building for embryo cattle
	Burons Laithe

Horton-in-Craven

Skipton 

	3/2007/0539/P
	Change of use of premises to use for storage/warehousing within use Class B8
	Greendale Mill

Buck Street

Grindleton

	3/2007/0586/P
	Erection of private stable yard
	Land at Bashall Eaves between junction of Twitter Lane and Moss Barn

	3/2007/0684/P
	Conversion of outbuilding to form garage and play area
	Ell Beck Farm

Rimington Lane

Rimington

	3/2007/0805/P
	Listed building application for fire escape to rear
	Weavers Arms

Market Place

Longridge


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2007/0686/P
	Infill extension to form additional classroom
	Edisford County Primary School

Edisford Road, Clitheroe


APPEALS UPDATE

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

	3/2006/0879

D
	15.3.07
	Paul Hensey

Addition of rear dormer to terraced property

8 West View

Clitheroe
	WR
	_
	Awaiting site visit

	3/2006/1038

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

APPEAL DISMISSED 2.8.07

	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
	_
	Site visit 28.8.07

AWAITING DECISION

	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
	Awaiting date for Hearing

	3/2007/0065

D
	20.6.07
	Paul and Louise Lupton

2 Chaigley Court

Chaigley
	WR
	_
	Awaiting site visit


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:
3/2007/0010/P
(GRID REF: SD 8255 5215)

PROPOSED CHANGE OF USE FROM VACANT AGRICULTURAL LAND TO FORM AN EXTENSION OF TWYN GHYLL HOLIDAY PARK CONSISTING OF AN ADDITIONAL 75 STATIC HOLIDAY CARAVAN PITCHES AND ASSOCIATED HIGHWAY IMPROVEMENTS AND NEW SEWAGE TREATMENT PLANT AT TWYN GHYLL CARAVAN PARK, PAYTHORNE

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

	
	
	

	HALTON WEST PARISH MEETING:
	Opposed to the application on the grounds that the addition of 75 static caravan pitches in addition to the 219 will effectively deprive Halton West Parish of its only mains water supply source.  Express further concerns with regard to the evident increase in litter.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The proposed development will not cause any capacity problems on the highway network but being almost wholly dependent upon the use of the private car could be considered to be unsustainable in highway terms.  Inevitably, there will be some additional conflict along Kiln Lane/Neps Lane due to an increase in the number of vans being transported along this narrow road but as long as an abnormal load escorting company operating with the consent of the police carries out this operation, there should not be any insurmountable problems.  



	
	The submitted proposals include a passing bay on Kiln Lane just north of the bridge and a widened junction with the A682.  The former allows the delivery vehicle to stop clear of the carriageway and enable the escorting vehicles to ensure the road is clear of opposing traffic.  The Neps Lane junction improvement allows two way vehicular movement close to the A682 and will reduce the incidence of vehicles being unable to exit the A682 when other vehicles are waiting to join the main road.  



	
	Trimming back the trees/shrubbery on the south approach to the bridge will slightly ease the turn for large vehicles and should be carried out before each van delivery. The proposal to create a footway on the carriageway of Kiln Lane is not acceptable but the provision of two ‘Pedestrian in-Road’ warning signs in locations to be agreed is acceptable.  The applicant should be encouraged to investigate the provision of an off-road footway between the site and existing village facilities to minimise the risk of pedestrian related accidents.  

	
	

	
	I presume that the new egress will be used for two way movements by construction traffic and therefore will need to be of an appropriate width and construction for this type of traffic.



	
	Therefore, I do not intend raising any objections to this application subject to the imposition of conditions.  

	
	

	COUNTY PLANNING OFFICER:
	I have assessed this application with regard to the adopted Joint Lancashire Structure Plan 2001-2016 and I consider that, subject to the proposal being acceptable from a highway safety point of view, the proposed development conforms to the JLSP for the following reasons:



	
	Tourism and Development 

Policy 19 of the JLSP seeks to direct tourism development to appropriate locations and states that where development is not possible in the preferred locations, then it will be acceptable in settlements and rural areas subject to meeting a series of criteria.  In this case the location is not considered to be accessible and it is away from any public transport provision or any service centre.  



	
	However, it is recognised that by its very nature the proposal needs to be located in a rural location and will undoubtedly make a contribution to rural regeneration.  In this case, the main issue relates to criteria (iii) and whether the environment and the local infrastructure can accommodate the visitor impact.  In environmental terms the main issue relates to the impact the proposal is likely to have on the landscape and, consequently, whether it satisfies Policy 20 (Lancashire’s Landscapes).  This is considered below.  



	
	Landscape 

Policy 20 of the JLSP seeks to conserve and enhance Lancashire’s landscapes according to which landscape character type the proposal is situated within.  In this case, the site lies within and close to the boundary of the Rolling Upland Farmland landscape character type.



	
	The proposed extension will involve the siting of a further 75 caravans.  This, together with the proposed access roads and street lighting will result in a new development which is not in-keeping with the landscape character of the area and as such, will make no contribution to its conservation or enhancement.  



	
	The combination of existing trees, hedges and topography means that the development site is only visible from a relatively short length of Settle Lane and the nearby bridleway and public footpath along Intake Lane.  Consequently, whilst the proposed development does not use local building materials or a vernacular building style, it will have little visual impact on the landscape.  



	
	Ecology

There are no known nature conservation issues associated with this application.  Positive opportunities afforded by the proposals include opportunities to contribute to UK and Lancashire BAP targets and the maintenance and enhancement of habitat connectivity on site and in the wider area.



	
	To conclude whilst the proposals are not appropriate to the landscape character of the area, they will have only a limited and localised visual impact.  The scheme will not significantly erode the landscape character of the area and subject to the above comments being taken into account, the proposal is in conformity with Policy 20.  In landscape terms, further expansion of the caravan park beyond what is currently proposed would be a matter of concern.  

	
	

	COUNTY ARCHAEOLOGY:
	The proposals show that it is intended to create a lay-by at the northern end of Paythorne Bridge.  The bridge is a Scheduled Ancient Monument (Monument No 11875).  Although the information held by LCAS would indicate that the proposals lie outside the limits of the monument, they are immediately next to it and I would therefore recommends that further advice on the suitability of the proposal is sought from English Heritage.  

	
	

	ENGLISH HERITAGE:
	As the widening of the lay-by does not directly impact upon the bridge, Scheduled Ancient Monument consent would not be needed for this work.  

	
	

	ENVIRONMENT AGENCY:
	The Agency has no objection in principle to the development but wishes to make the following comments.

	
	

	
	Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the formal prior consent of the Environment Agency under Section 23 of the Land of Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent, without full mitigation for loss of flood storage and habitats.  



	
	The foul drainage details as submitted within the application are satisfactory.  



	UNITED UTILITIES:
	No comments received at time of report preparation,  had previously expressed a view in relation to 3/03/0787/P that a pump and standby pump on their water network would need to be installed at the developers expense.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A total of 39 letters were received from interested organisations and nearby residents objecting to the original scheme.  An additional 9 representations were received when re-notification took place due to the proposal being revised to incorporate the sewage treatment plant works.  Members are referred to the file for full details of these letters which can be summarised as follows.



	
	1.
	The application is in contravention of Policy ENV3 in that it would be intrusive and there is no provision for screening, landscaping or planting and RT1 in that it is not physically well related to the existing village.  Reference is also made to contraventions of national policy and Members are referred to the file for a full commentary of these points.



	
	2.
	75 vans adjacent to a tiny village which has only one amenity ie the pub, is an unacceptable addition to an already over large site in this context. 



	
	3.
	Question the benefit to the local community – the extension will not create further employment opportunities.



	
	4.
	The additional traffic would inconvenience residents impact on the bridleway running through the village and on the safety of cyclists using the lanes.



	
	5.
	The access works at the A682 and enlargement of the lay-by near the bridge both require the destruction of existing hedgerows with no reference to replacement planting.  They would change the rural feel of the lane making a more suburban road character with inadequate plans submitted to illustrate the proposed works.



	
	6.
	Damage to the river and wildlife through increased sewage and other pollutants from the site with no account taken of the need to protect the stream that runs through the site.



	
	7.
	Disruption to fisherman – interference and trespass on fishing rights.

	
	8.
	There is already an abundance of such sites in the area.



	
	9.
	Concerns over further damage to the ancient bridge.



	
	10.
	Visual impact in close proximity to the AONB.



	
	11.
	No Environmental Impact Assessment has been carried out.



	
	12.
	The road widening will mean traffic enters the lane at fast speeds and additional access are unnecessary and will cause more hazards rather than reduce them.



	
	13.
	The white line footpath from the site to the public house is a meaningless gesture and would be visually intrusive.



	
	14.
	Ramblers and fisherman park in the lay-by and therefore it could at many times be unavailable for large caravans to park there whilst the road is cleared for them.



	
	15.
	The plans ask for a longer opening period than already exists on the site ie 14 February to 2 January the following year ie 10 months and 16 days.  There needs to be clarification of the opening period of the existing site as well as what is proposed.



	
	16.
	Increased light and noise pollution from urbanisation of a quiet country area and the high level lighting.



	
	17.
	Reference to open countryside setting and presumption against new build housing which should apply equally to caravan park owners.



	
	18.
	The proposal is not in accordance with the local development plan or Human Rights Act 1988 which states that “every natural or legal person is entitled to the peaceful enjoyment of his possessions”.



	
	19.
	More strangers on the caravan park will create a greater fear of crime/theft and increase existing problems of dog fouling and litter.



	
	20.
	Has a similar proposal been refused in the past.



	
	21.
	Loss of agricultural land.



	
	22.
	Should permission be granted the current owners may wish to extend the site again.

	
	23.
	Concerns from a farmer who uses the gateway and the lay-by to access his field and the lack of consultation with him regarding the works.



	
	24.
	Wildlife corridors should be protected and blocking the route of the deer to the rear Ribble is in contravention of this.



	
	25.
	The existing site is over crowded and has insufficient facilities to support existing users eg children’s play, dog exercise and recreation area.



	
	26.
	The water supply is inadequate as there is already low pressure on the main supply to many of the properties in Paythorne.



	
	27.
	Health and safety – the mobile homes take between 15-20 minutes to negotiate the bridge and all along the roadway they fill the entire width which could cause delays for emergency vehicles.



	
	28.
	Query the accuracy of the submitted plans in terms of adequately showing ownership.



	
	29.
	Is the dense screening going to be applied to the existing site?  



	
	30.
	Potential blocking of the public bridleway by caravans in transit.



	
	31.
	Issues from an electrical control box next to the sewage system which is noisy on a quiet night – it should be insulated.



	
	32.
	The inclusion of an upgrade to existing hedges is welcomed but it must be 6m wide and contained on each side by a wooden fence to clearly define that width and its length should be extended to screen the unsightly caravans.  It should be planted before work is allowed to start on the extension.



	
	33.
	The new proposal states a total of 294 caravans.  It must be confirmed if the total number proposed is 294 or 295.



	
	34.
	Query the drainage on site, why the sewage disposal system went in without planning permission or supervision from the relevant office and whether it is what is actually shown on the plans submitted.


Proposal

This planning application in its revised form has four component parts which can best be described in turn as follows:

Change of use of land to north of existing caravan site to accommodate 75 additional static holiday caravans

The application proposes extending the area covered by static caravans in a north easterly direction running parallel to Kiln Lane with a public footpath along its other extremity.  It is an area of approximately 3.14ha (7.77 acres) with the plans denoting the siting of 75 caravans.  

In terms of the layout of development, a new access/egress will be provided at a point along Kiln Lane where there is an existing gateway into the field (the existing site access would only be used as an inward access and for emergency vehicles).  Further up the lane approximately 20m from the point where the road turns to the north east an existing gateway would be upgraded to provide emergency only access/egress with the entrance road between the main road and roadways within the site being formed in grass crete.  The proposed internal roadway surfacing would be tarmacadam with a block paved parking space provided for each caravan.  In addition, visitor parking spaces will be provided within the new development.   Lighting columns are shown along the new internal roadways to be low voltage with three high level china mans hat style lamp standards (approximately 5m in height) at varying road junctions with the remainder being low level (1m) sporadically positioned columns.  The type of lighting has been chosen to limit any upward light pollution.  To the western corner of the site is to be an area of open space to be kept clear of any holiday units.  The site confines are currently bounded by existing trees/hedgerows with the applicants proposing to supplement this with a 6m wide tree belt.  

New sewage treatment plant

To the south of the existing area that caravans are situated on, the scheme has been revised to incorporate the inclusion of a sewage treatment plant.  Excavations have taken place on site to sink the tanks with only the surface of them now visible above ground level.  

Works to increase size of lay-by

There is an existing lay-by on the Paythorne side of Paythorne Bridge which the proposal seeks to enlarge by increasing both its width and length to approximately 4m x 38m instead of the tapering width from 4m down to approximately 1m x 23m length at present.  

Widening of Neps Lane at junction with A682

It is proposed to widen the initial 50m section of Neps Lane from the junction with the A682 to allow a service vehicle to pass a car giving two way movements along the initial section of Neps Lane.  These works will involve the remodelling of the verges opposite the Toll House with cross sections provided to detail fully the extent of the works.  They would however increase the width of the road from approximately 6.2m to 8.3m.  

Other highway improvements put forward by the applicant are that the overhanging vegetation to the south east of Paythorne Bridge would be cut back.  Additionally, a pedestrian walkway into Paythorne from the caravan site would be provided via white lining with signage at either end advising motorists of the proposed walkway.   

Supplementary hedgerow planting is shown to the site’s exiting southern boundary.

Site Location

Twyn Ghyll Caravan Park is set to the west of the public house that serves Paythorne.  The site on which static caravans are situated extends to approximately 5.309 ha (13.12 acres) and is outside any defined settlement lying within land designated open countryside.  Footpath 14 runs parallel to the southern boundary of the proposed extension to the site and land subject of the sewage treatment part of the application is in close proximity to footpath 23.  

With regard to the off-site works the lay-by is set to the north of Paythorne Bridge which itself is a Scheduled Ancient Monument.  There is a bridleway in the field to the west of this land and according to the maps available on the County Council Mapzone website, this terminates prior to the lay-by.  The road widening works proposed at the junction of Neps Lane and A682 are opposite the Toll House – a grade II listed building in residential occupation.  

Relevant History

3/03/0787/P – Change of use from vacant agricultural land to form an extension of Twyn Ghyll Holiday Park consisting of an addition 75 holiday static caravan pitches.  Withdrawn.

3/93/0335/P – Use of land for static holiday caravans.  Approved with conditions 16 September 1993.

3/83/0624/P – Change of use from agricultural field to recreational area and touring caravan park for 40 caravans.  Approved with conditions 13 March 1984.

B01663 – Extend caravan site.  Approved with conditions 25 May 1971.

B01483 – Extend site.  Refused 29 December 1969.

B01427 – Continue to use land at Paythorne as a caravan site.  Approved with conditions 25 March 1969.

B01375 – Extend caravan site.  Refused 29 October 1968.

B01003 – Extend caravan site.  Approved with conditions 23 March 1965.

B0911 – Extend caravan site.  Approved with conditions 25 February 1964.

B0749 – Use of land as a caravan site, part field No 263 Paythorne.  Approved with conditions 28 November 1961.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Policy RT1 - General Recreation and Tourism Policy.

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

Policy 19 Tourism Development Joint Lancashire Structure Plan.

Policy 20 Lancashire’s Landscapes Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The key matters for consideration in the determination of this application are the principle of the development, its potential impact on residential amenity, its visual impact and whether there would be any adverse impacts on highway safety as a result of the scheme’s implementation.  Consideration will also need to be given to the potential impact of the off site highway works on the setting of a Grade II Listed Building and a Schedule Ancient Monument.

Prior to exploring the above, however, it is important to qualify for Committee the current situation on the site in terms of occupancy.  Twyn Ghyll caravan park has grown in a piecemeal   fashion since the 1960s with none of the consents listed in the planning history section of this report offering any restriction on periods of occupancy.  Indeed, the wording of these consents relates to ‘caravan site’ and thus not even in the descriptions do they infer holiday accommodation until the application made under 3/93/0335/P and, even then, no condition was imposed specifying for ‘'holiday use only’.  This is not uncommon on our historic caravan sites meaning that, as far as planning is concerned occupancy could theoretically be for year round use without the Council having the ability under planning legislation to control it.  On Twyn Ghyll the level of occupancy, as indeed the number of caravans, is controlled by the site licence which is for a maximum of 220 static seasonal caravans with occupation restricted to the period 1 March to 6 January the following year.  Committee may recall the Caravan Compendium – A Guide to Policy Implementation which was presented to them on 14 June 2005 and which suggested that the Council restrict the length of season on sites to ten months and six days.  That was based on agreements that were made by officers of this Council in connection with a legal appeal against a condition imposed on the site licence application for this site issued by the Council's Community Committee about the open period.  Thus, the present occupancy on this site has set the benchmark that all subsequent applications for such developments throughout the Borough since that legal case have been judged against.    However, I reiterate that the controls exercised over the present site are site licence controls alone which are mainly concerned with the internal arrangements of the site, eg the numbers, types and positioning of caravans and the provision of adequate facilities and equipment for those persons occupying the vans.  These controls are not concerned with issues of land use and this is the fundamental distinction between the two sets of control.  This planning application affords Committee a means of regaining some control over the site and surrounding land in the same ownership.

In assessing the principle of development it is important to have regard to Policy 19 of the Joint Lancashire Structure Plan which recognises that by its very nature such development will need to be within a rural location.  The County Planning Officer has commented that it will undoubtedly make a contribution to rural regeneration and considers the main issue to relate to whether the infrastructure and environment can accommodate the visitor impact.  In terms of Policy RT5 in the Districtwide Local Plan there are the added provisos that the development must not be intrusive in the landscape, that the access is safe and that the site is not liable to flooding.

It is evident from the consultation response from the Environment Agency that they do not consider the site liable to flooding nor do they have any objection in principle to the works to the watercourse running through the site.

In terms of highways matters there have been extensive discussions between the applicant and County Surveyor since the last application to arrive at the proposals which are before Committee.  It is evident from his observations that, subject to the imposition of conditions, he is now satisfied that the development can be achieved without having a significantly detrimental effect on the local highway network.  Therefore, whilst recognising that many of the objections relate to matters associated with highway safety, Committee should be guided by the observations of the County Surveyor in this matter.

In terms of the visual impact of this proposal, this is best discussed in respect of each individual component part of the application.  

The actual size of the area concerned with the laying out of an additional 75 caravans is significant compared with the existing -   approximately 3.14 hectare increase as opposed to 5.3 hectare existing.  However, the scheme does incorporate extensive planting to supplement the existing hedgerows and medium sized trees on the confines of the area concerned.  A 6m wide belt of tree planting is proposed along the northern and southern boundaries of this field providing shelter and screening to the development with other tree planting proposed within the site.   There is no denying that the proposal will have some visual  impact but I am of the opinion that this would not be so significantly detrimental to warrant an unfavourable recommendation.  Indeed, the County Council concluded that although the proposal is not appropriate to the landscape character of the area it will only have a limited and localised visual impact and not significantly erode the character of the area.  Reference has been made to the lack of an Environmental Impact Assessment in relation to the application but after consideration against the regulations it was not deemed necessary.

With regard to the sewage treatment works to the south of the existing site, the tanks are sunk into the ground and thus not visible in long range views.  One of the objectors has commented on an electrical control box associated with these works which is noisy.  At present this is situated directly to the rear of the caravans and is surrounded on three sides by block walling.  It is the intention to relocate this to alongside the sunken tanks on a concrete base and that it will be fully enclosed.  Should Committee be minded to approve the application I would suggest that further details of the means of enclosure incorporating noise attenuation measures be submitted for prior approval to limit potential noise nuisance.  In visual terms these works would not have a significant effect on the landscape.

Turning to the visual impact of works associated with the proposed increased lay-by near Paythorne Bridge, this area presently has a gravel surface with grass verge between it and the fields to its immediate west.  There are two gateways – neither of which would be directly affected given they are set back from the proposed area to be enlarged.  The field to the west has a stone boundary wall with grass verge and trees between it and the carriageway edge.  These trees would be lost as a result of these works and this aspect of the proposal has been discussed with the Council’s Countryside Officer.  However, they are considered of very localised low amenity value and whilst their loss is regrettable, this needs to be balanced against the highway improvements.

With regard to the road widening works at the junction of Neps Lane and the A682, I do not consider that this would have a significantly detrimental impact on the landscape.  The works involve cutting back the existing banking and would, it could be argued, afford the listed Toll House an enhanced setting, ie open up views of it and provide a greater separation distance between it and the field that bounds the southern side of Neps Lane.

Therefore, in respect of the visual amenity implications of the development I do not consider that there would be any significant detriment caused to the landscape character of the area, nor to the listed Toll House or Schedule Ancient Monument of Paythorne Bridge.

In respect of potential impacts on nearby residential amenity Committee should have regard to the fact that the additional vans are situated to the north of the existing site and thus approximately 200m distant from the nearest property of Buck House.  Whilst there will be an increase in traffic to the site the highway network has been deemed capable of accommodating the increase in safety terms.  

In terms of potential noise disturbance I do not consider this significant and members should be aware of the extensive public footpath and bridleway network in the area which itself acts as a focus for visitors.  Reference has already been made to the generator for the sewage treatment plant and subject to satisfactory noise attenuation measures.  I do not consider significant detriment would be caused.

Objectors have queried why the upgrading of existing hedges along the existing south western boundary is not 6m in width and contained on each side by a wooden fence.  This planting is to enhance the hedgerows which exist at present and if measured off the plan does actually extend to 6m in width.  The purpose of the planting is not to form a screen to hide the caravan park but supplement an existing natural boundary line.  Again this has been discussed with the Council’s Countryside Officer who is satisfied with the details.  Reference has also been made to the proposed extended lay by and possible blocking of gateways, bridleways and land ownership.  As stated previously the bridleway stops short of the affected area and its not the intention that caravans would be parked in the lay by for long periods of the time thereby prohibiting use of the bridleway and access into the two fields by the gateways.  It is an area for the vans to wait whilst the road ahead is cleared to enable their safe delivery to site.  For these reasons I do not consider it would significantly affect access to fields or use of the bridleway.  With regard to land ownership the applicants have completed requisite forms to indicate they do not own all the land applied on.  

It has been questioned why the sewage treatment plant was allowed to be installed without planning permission or supervision from the relevant officers.  Matters surrounding caravan sites and development which is classed as ‘permitted’ are somewhat complex.  The Town and Country Planning (General Permitted Development) Order 1995 refers to ‘development required by the conditions of a site licence for the time being in force under the 1960 Act’ as being permitted.  Initially the works had been interpretted as falling within that but having taken further advice from one of the Council’s solicitors it was decided that the installation of the sewage treatment plant was in fact not permitted development.  It was at that time that the applicants were advised of the need to amend their proposals to incorporate the works.  As for the correct supervision, they have been in consultation with the Environment Agency throughout. 

Comments have been made in respect of the number caravans and period of occupancy.  In planning terms there is no limit on the number of vans on the existing site but there is a site licence for 200.  Therefore if Committee were minded to approve this application the applicant would need to apply for a site licence at which time a maximum number of 275 would be imposed.  In terms of this planning application it would, I consider, be reasonable to state that the maximum number of vans on the whole site should not exceed 275 as this reflects the current licensed as well as proposed number of additional vans.  In terms of occupancy it would be appropriate to limit the proposed extension to 10 months and 6 days and holiday use only in line with the approach adopted on other sites within the Borough in recent years.  Given that the red edge of the application extends around the existing site, the Council also has the opportunity to regain planning control over this site as at present, in planning terms, the use is not conditioned in any way.  However, the Council must take a reasonable approach in this respect and not seek to impose unrealistic conditions.  When this has arisen on other sites, eg Shireburn Park, the stance taken has been to match the planning consent to the operative site licence.  In this case that would still mean a 10 month and 6 days season but would not have the added caveat on the existing site that the caravans should be used a holiday accommodation only.  To word any consent in such a manner would ensure consistency between the two legislative sets of control..  Given the concerns expressed over the potential visual impact of these works and fears from objectors regarding future development plans I have discussed with the applicant’s agent the possibility of conditioning the land to the south of the caravan park where the sewage treatment plant is located.  Again, this has been done on another site (Todber) where an area of land within the ownership of a caravan site was conditioned to be kept free from the positioning of caravans.

Therefore, having very carefully assess all the above, I am satisfied that, provided appropriate safeguards are imposed regarding occupancy there should be no significant detrimental effects as a result of this proposal and recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by revised red edge received on 12 April 2007 and letters and plans received 6 June 2007 illustrating the location of the sewage treatment plant and discharge point; the proposed use of land within the ownership of Park Leisure 2000 Ltd; copies of the consent to discharge and associated correspondence and a detailed specification of the sewage treatment plant; received on 8 June 2007 revised versions of the development proposed and landscaping and planting proposals; and received on 19 June 2007 a revised location plan denoting the upgrading of existing hedges to the existing site’s southern boundary and revised site layout plan showing 75 caravans.


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

2.
The total number of static caravans on site shall not exceed 275 and under no circumstances whatsoever shall the area edged red on the ‘Landhouse Plan’ received 6 June 2007 be used for the positioning of static caravans at any time.


REASON: In accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan and Policy 20 ‘Lancashire’s Landscapes’ of the Joint Lancashire Structure Plan in the interests of the visual amenities of the area.

3.
The period of occupancy of the caravan site shall be limited to 1 March to 6 January in any succeeding year with none of the units being occupied outside these dates.


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

4.
The 75 static caravans as detailed on drawing M.40/003.B received on 19 June 2007 shall be used as holiday accommodation only and under no circumstances whatsoever shall they be occupied as a person’s primary residence.


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

5.
The development hereby permitted shall not be commenced until details of the hedging to the south of the existing site as detailed on drawing M.40/007 and the verge treatment to the widened A682 junction have been submitted and agreed in writing by the Local Planning Authority.  The submitted scheme shall indicate, as appropriate the species, types and number of trees/shrubs as well as protection/maintenance methods required in order to ensure maximum plant establishment.


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


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

6.
In respect of the proposed extension to the site the approved landscaping scheme as detailed within the landscaping and planting proposals received on 8 June 2007 and detailed on drawing M.40/003.B received on 19 June 2007 shall be implemented in the first planting season following occupation or use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


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

7.
Within four weeks of the date of this permission precise specifications of the structure to house the generator associated with the sewage treatment plant shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be built to the details so approved. 


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

8.
No part of the development shall be commenced until all the off site
highway works and the site accesses have been constructed in accordance
with a scheme that shall be submitted to and approved by the Local
Planning Authority in consultation with the Highway Authority.  


Reason: To enable all construction traffic to enter and leave the premises in a safe
manner without causing a hazard to other road users in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
The new access between the site and Kiln Lane shall be constructed in
accordance   with    the    Lancashire   County   Council    Specification   for
Construction of Estate Roads to at least base course level before any
development takes place within the site.


Reason: To ensure that satisfactory egress is provided to the site before the development hereby permitted becomes operative in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.
10.
Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 there shall not at any time in connection
with the development hereby permitted be erected or planted or allowed to
remain upon the land hereinafter defined any building, wall, fence, hedge,
tree, shrub or other device above road level.   The visibility splay to be the
subject of this condition shall be that land in front of a line drawn from a point
2.4m measured along the centre line of the proposed road from the
continuation of the nearer edge of the carriageway of Neps Lane to points
measured 120m in each direction along the nearer edge of the carriageway
of Neps Lane, from the centre line of the access and shall be constructed
and maintained at footway/verge level in accordance with a scheme to be
agreed by the Local Planning Authority in conjunction with the Highway
Authority.


Reason: To ensure adequate visibility at the site egress in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

11.
Notwithstanding the submitted plan the emergency egress shall be located
14m further north along Kiln Lane and shall only be available for use in the
case of an emergency occurring on site.


Reason: To ensure that the access is fully visible to traffic on Kiln Lane approaching from the north in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.
12. Before each and every van is delivered to or taken away from the site any shrubbery or branches overhanging Neps Lane within 60m of the river bridge south abutments and less than 5.2m above road level shall be cut back al least 600mm from the highway boundary. 


Reason: To ensure the full width of the highway is available for vehicles manoeuvring in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.
Note(s)

1.
Any works to the watercourse within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow., require the prior formal consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent without full mitigation for loss of flood storage and habitats.

2.
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority. The Highway Authority hereby reserves the right to provide the highway works within the highway associated with this proposal. Provision of the highway works includes design, procurement of the work by contract and supervision of the works. The applicant should be advised to contact the Environment Director at PO Box 9, Guild House, Cross Street, Preston PR1 8RD in the first instance to ascertain the details of such an agreement and the information to be provided.

3.
The highway works include the Neps Lane/A682 junction improvement, the provision of the passing bay on Kiln Lane to the north side of the river bridge and the provision of the two warning signs.
APPLICATION NO:
3/2007/0462/P
(GRID REF: SD 377140 434708)

EXTENSION TO SIDE AND REAR OF DWELLING AT 18 HAREWOOD AVENUE, SIMONSTONE, LANCASHIRE, BB12 7JB.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from neighbours to the rear of the property who raise the following points of objection:

· The plans do not accurately portray the proximity of the proposed building to the dividing fence, and consequently the full impact on our lives.

· Significant loss of privacy in the garden and in the house because of the closeness of the additional windows.

· The mass, bulk and height of the extension will be intrusive and overbearing, and will dominate the existing skyline and surrounding houses.


Proposal

The application seeks permission for a first floor extension to the side of the property over an existing double garage, and a two-storey extension to the rear of the property that projects a further 6m from the existing rear elevation. The extensions will create two additional bedrooms with en-suites, and a large kitchen at ground floor level.

Site Location

The property is located within the settlement boundary of Simonstone and Read as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998). The distance from the end of the proposed rear extension to the nearest properties at the rear on Woodside Road is approx. 22m, and approximately 10m to the boundary fences.

Relevant History

3/2005/0039/P – Proposed extension over garage, utility room extension to rear with balcony over – Granted Conditionally.

3/1992/0048/P – Two-storey extension – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue to consider with this application is the impact on neighbouring residential amenity the proposed extensions will have.  The first floor extension over the existing double garage has already been approved via the application in March 2005, and as such with the hipped roof element being incorporated on this proposal, I consider this portion of the application to be an improvement on the previously approved scheme.

With regards to the proposed two-storey rear extension, and in response to the letter of objection, it is important to analyse the proposal in relation to the large residential curtilage in which it is proposed. As mentioned above, the distance between the existing property and those to the rear is approx. 27m. By adding the proposed extension, there will be approx. 22m between the rear elevation of the proposed extension and the rear elevations of those houses to the rear. The Supplementary Planning Guidance note states that ‘windows to habitable rooms at first floor level should be a minimum of 21 metres from any such facing windows in neighbouring houses’. As such, bearing in mind the properties to the rear are up a slope, and the proposed extension has been designed to match the existing rear elevation of the property, it is considered that this proposal complies with the relevant Polices as it will not dominate the skyline and will cause no significant loss of privacy to the properties to the rear of the site.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The bathroom windows in the west facing elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extensions shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

APPLICATION NO:
3/2007/0509/P
(GRID REF: SD 373208 440934)

PROPOSED DORMERS TO REDUCE VELUX ROOFLIGHTS TO REAR ELEVATION (PREVIOUSLY APPROVED APPLICATION 3/2005/0776/P) AT THE COTTAGE, HENTHORN ROAD, CLITHEROE, LANCASHIRE, BB7 2QF

	TOWN COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	There have been no additional representations to this application.


Proposal

The application seeks permission for dormers to the roof elevation of the extension to the rear that was granted in 2005.

Site Location

The property fronts onto Henthorn Road on the very edge of the Clitheroe settlement boundary and is situated between two other dwellings, Henthorn Farm (which is a Grade II Listed Building) and the barn at Henthorn Farm. There is open countryside at the rear and dwellings on the opposite site of Henthorn Road.

Relevant History

3/2005/0776/P – Two Storey Rear Extension – Granted Conditionally.

3/1998/0755/P – Extensions and alterations to farmhouse and cottage including the removal of dairy adjoining cottage (listed building consent) – Granted Conditionally.

3/1998/0754/P – Extensions and alterations to farmhouse and cottage including the removal of dairy adjoining cottage – Granted Conditionally.

3/1986/0157/P – Formation of two bedrooms and utility room (listed building consent) – Granted.

3/1986/0026/P – Change of Use of Farm building from Storage to Residential – Granted Conditionally.

3/1977/0260/P – Proposed extension of existing cottage into part of the adjoining attached barn to form lounge on the ground floor and bedroom at first floor level – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue with this application relate to any possible affect the proposed extension may have on the character of the property. The property is part cottage/part converted barn, and is attached to the southwest side of Henthorn Farmhouse. The most recent application prior to this gave permission for a two storey, cat slide roof extension to the rear of the property, plus various external works to the front elevation. The main alteration to the front elevation included the re-introduction of a barn door type opening that would be glazed from floor to eaves height. Prior to this, the front elevation gave no indication of the history of the property being once a barn and as such, I consider that at the original conversion stage the historical character of the barn was lost. Policy H18 states that ‘Proposals to extend or alter previously converted rural buildings within the plan area will be considered on the basis of the scale design and massing of the proposal in relation to the character of the existing building and the surrounding area’. As such, following previous approvals to the property, it is considered that the dwelling as existing has lost most of its previous character as a cottage/barn due to previous works. As such, due to the location close to the existing two-storey bathroom/utility extension on the rear, the reasonably minor nature of the windows and that they will not be significantly visible from the highway, it is considered that the proposed dormer windows will have no significant visual impact on the remaining character of the existing building.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2007/0519/P
(GRID REF: SD 7441 4171)

PROPOSED RE-DEVELOPMENT OF EXISTING CAR PARK AREA FOR RETAIL AND OFFICE BUILDINGS AT LAND OFF KING LANE, CLITHEROE 

	PARISH COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Originally advised of an objection but has informally agreed that based on the revised plans, no objection.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	One letter of objection has been received which has been signed by 5 people.  They raise concern regarding the height of the proposed building and that it would diminish daylight entering adjoining properties.  Also concern that some of the shop office windows would directly overlook living and bedroom areas of the adjacent flats.


Proposal

This proposal is a detailed consent for the replacement of an existing open car parking area with a row of four office and shop units of various heights.  The row frontage would comprise a terrace of units with shops on ground floor and offices on first and second floor.    The complex would provide for offices at first floor and at the rear of the site with a glazed link which is the stairwell and lift facility.  An additional office block would be at the rear which would be on three floors and would have windows facing towards the gable of commercial buildings on Wellgate.  The building is to be designed of natural stone and blue slate roof and the window openings for the offices on the front elevation are of a sash appearance.  The ground floor retail units have a predominately glazed front elevation.  The maximum height of the tallest building is 10.7m and the overall roadside footprint elevation width of each unit is approximately 4.4m.  As King Lane slopes the maximum height of the smallest unit is approximately 9.5m.  The overall footprint of the complex is 727m2 of which 475m2 relates to office, 102m2 for shopping and 150m2 for other purposes.  

Site Location

The site is currently only in limited use as a parking area and situated within the Clitheroe Conservation Area.  It is between the Yorkshire Bank and DJP domestic appliances at King Lane.  

Relevant History

None specific to this application.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider relate to assessing the development in accordance with the retail and office policies of the Districtwide Local Plan, the impact on the Clitheroe Conservation Area, highway safety and any impact on residential amenity.  

In relation to the impact on the Clitheroe Conservation Area, the introduction of additional built form would significantly change the open nature of the existing land.  In assessing any such proposal, it is critical to have regard as to whether the scheme is an opportunity to enhance the Conservation Area.  Currently on site the land is a vacant parking area of little architectural quality.  Although this scheme will enclose this area, I am of the opinion that it has been well conceived and subject to appropriate materials and a redesign of the shop fronts it would be acceptable from a visual point of view.  It is important to ensure that natural materials are used and this would also relate to timber details on windows and all openings.  

As the site is within the main settlement boundary of Clitheroe, and within the town centre location, the introduction of office and retail use is acceptable.  Although I have had no formal observations from the Highway Authority, I consider that given the town centre use, and the amended proposal to permit, an adequate footway and a dropping off area for servicing that the scheme is acceptable.  

In relation to overlooking, I accept there would be some mutual overlooking of the adjacent residential apartments but as these units would not be directly overlooking these apartments, and this relationship already exists on the adjacent commercial unit, I do not consider this to be significant enough to warrant a refusal.  

Having regard to the overall improvement and the additional commercial and visual benefit scheme has on the Clitheroe Conservation Area I consider a recommendation of approval appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 10 July 2007 and further plans dated 31 August 2007 which show an amendment to the front elevations of the units. 


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

APPLICATION NO:
3/2007/0569/P
(GRID REF: SD 364884 432240)

ERECTION OF TWO STOREY DETACHED DWELLING, GARAGE AND STABLES AT FORMER TORVER HOUSE, OSBALDESTON LANE, OSBALDESTON, LANCASHIRE

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



	ENVIRONMENTAL HEALTH:
	I have no objections but would wish to make the following comments.

Prior to planning permission being granted, a strategy for the handling, storage and disposal of the resulting horse manure, shall be agreed with Ribble Valley Borough Council’s Environmental Health and Planning Sections.



	TRAFFIC AND DEVELOPMENT ENGINEER (LCC):
	No objections to the proposal on highway grounds, however I would recommend that if permission is granted for the paddock and stables, it should specifically be for private use only, and that no commercial activity is based at this location.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby neighbour who wishes to raise the following points of objection:

1. Concerns regarding the whereabouts of the storage, muckheap and drainage for the stables, and potential associated problems such as rats, flies, smells, e.t.c.

2. Concerns regarding the size of the proposed stables and whether or not it will be sufficient for the site,



	
	3. Concerns regarding the noise associated with horses kicking the stables, general use of the paddock and field, the location of the stable in relation to the house, and

4. Concerns regarding the colour of the house and whether it will blend in with the area?


Proposal

The application seeks permission for the erection of a two storey detached dwelling, garage and stables. The proposed dwelling will occupy a site formerly known as Torver House, which sits between Slater House and Haulker Fold Farm on the north side of Osbaldeston Lane. An application to extend the original property was submitted in July 2005, and approved in September 2005. Upon starting works on site, detailed structural inspections carried out revealed major defects in the existing building and extensions to it, which lead to the decision by the applicant to demolish the building and apply to rebuild it. Planning approval for a replacement dwelling was granted in January 2007, ref. no. 3/2006/1024/P.

Site Location

The site is located on Osbaldeston Lane, on the outskirts of the village boundary of Osbaldeston, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2006/1024 – New dwelling to replace the existing unstable house - Granted Conditionally.

3/2005/0685 – Demolition of single storey garage, kitchen and conservatory. Erection of new two storey extensions to front and rear of property - Granted Conditionally.

3/2000/0685 – Erection of a Conservatory – Granted Conditionally.

3/1999/0576 – First Floor Extension – Granted Conditionally.

3/1996/0762 – One storey extension to rear – Granted Conditionally.

3/1994/0097 – Kitchen extension, including pitched roof to garage – Granted Conditionally.

3/1991/0499 - Extension to existing boundary wall (Height 8'6") – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the erection of a two storey detached dwelling, garage and stables on the site formerly known as Torver House, at which upon starting works on site in 2005 to add various approved extensions, detailed structural inspections carried out revealed major defects in the existing building and extensions to it, which lead to the decision by the applicant to demolish the building and apply to rebuild it. Planning approval for a replacement dwelling was granted in January 2007, ref. no. 3/2006/1024/P.

The original house on site showed a cluttered collection of extensions that did not tie in with the form of the original house, and the proposed extensions to the property submitted in 2005 (ref. no. 2005/0685), by virtue of their design, meant that they merged in with the existing elevations and rooflines. The replacement dwelling approved in 2007 (ref. no. 2006/1024) was effectively a rebuild of the dwelling plus the approved extensions, in terms of scale, design and location, and as such was considered to have no significant impact.

The applicant seeks to apply for a re-designed dwelling, to include a detached garage within the site, together with stables within the paddock area to the rear of the site. The site lies within a rural community, made up of large detached dwellings standing in substantial mature garden areas, stone built bungalows and individual, more modern dwellings. They have sought to develop a scheme which will blend in, rather than impose on the area, and that will reflect the scale appearance of the surrounding dwellings. The five bedroomed, two-storey house will be located towards the rear of the site, approx. 450m from the highway, in approx. the same location as the original dwelling on site, Torver House. In doing this, it allows the existing properties to retain their dominance on Osbaldeston Lane. In addition, whilst the proposal may appear on a grander scale to the original Torver House, due to its orientation on site and the neo-Georgian design with full height bays and two storey gable projections, it is considered that the massing of the building is dispersed, and its impact reduced.

The new three-car garage has been located to the rear of the property, and will be accessed by a new gravel access track that provides a turning area adjacent to it. The dwelling and the garage are to be constructed in a mixture of stone and render, with a slate roof, which is considered to be appropriate to the area.

Finally, with regards to the proposed stable block area on land to the rear of the property, the stable block will consist of 4 units, one of which will be used for storage, and the stables will be constructed from timber. They propose to fence of the area from the main garden area with painted post and rail timber fencing and provide a hard standing area for vehicles and horseboxes immediately in front of the stables, topped off with bark chippings. Having discussed the proposal with the EH Officer, it is considered that the stables are of a significant distance from the adjacent dwelling, Slater House, and that they would cause no impact on the residential amenity of the occupiers of the dwelling. The stables will be conditioned to prevent a commercial use at the site, and details of the strategy for the handling, storage and disposal of the resulting horse manure will need to be submitted prior to the commencement of development at the site.

As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that the proposed replacement dwelling complies with the relevant Planning Policies and will have no significant impact on the street scene or on the residential amenity of the nearby neighbours. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use

have an adverse impact on highway safety.

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

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


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

2.
The proposed garage/car port shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

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


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

4.
Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.


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

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


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

5.
The proposed wall and boundary hedge shown on the ‘proposed site plan’ fronting Osbaldeston Lane shall be permanently maintained at a height not greater than 1m above ground level.


Reason: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H10 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 additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

8.
Construction works associated with the approved development shall be restricted to between the hours of 0800hrs and 1800hrs Monday to Friday, and 0900hrs and 1800hrs on Saturdays. There shall be no operation on Sundays or Bank Holidays.


Reason: Operation outside these hours could prove injurious to the character of the area and in order to safeguard residential amenity.

9.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with approved plans.


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

10.
This permission shall inure for the benefit of the owners of the approved property and accompanied friends/family only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land and shall be for private and domestic use only with no commercial business from the site.


REASON:  In order to prevent any commercial use of the development which would be unacceptable due to the location of the development off a single track road and the possible highway safety implications this type of development may create, which would be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0579/P
(GRID REF: SD 377600 445716)

ERECTION OF 3M HIGH ACCOUSTIC FENCE AT 17 BROWGATE, SAWLEY

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

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received on behalf of the trustees who own Smithies Bridge Farm, which adjoins the site. The following points of objection have been raised;

· The proposal will cause a visual intrusion for at least six months of the year. Although well screened in the summer by a mature Hawthorne hedge, the 3m high fence will be an unwelcome and substantial intrusion at other times to an otherwise unspoilt Sawley Brow, and thus contrary to Policies G5 and ENV2 of the Districtwide Local Plan;

· There are also concerns regarding the possible cutting back of the hedge thus exposing the fence in the future; and

· The site lies within the RVBC designated Policy No. ENV7 and a solid fence of this nature would not be conducive to the movement of any wildlife.


Proposal

The application seeks permission for the erection of a 3m high acoustic fence bordering the residential curtilage of no. 17 and 17a Browgate, and the border of the land owned by the applicant in between the A59 (as shown marked in red on the submitted plans).

Site Location

The site in question is located adjacent to the A59 near Sawley. It lies on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Browgate is located at the southern end of Sawley, beyond the defined settlement boundary and within open countryside. No. 17 is a detached property at the end of the cul-de-sac, and occupies a plot some 25m wide by 22m deep. The plot is bounded to the northeast by No. 17a Browgate and in particular separated by their individual garages. To the south of the plot is the A59. The applicant also owns a paddock that extends from the rear garden of the property some 37m to the southwest. Much of the land is in agricultural use, and at present is separated from the A59 by an existing mature Hawthorn hedge. The applicant seeks permission to erect a 3m high, acoustic fence in order to reduce the levels of noise the applicants currently receive due to their close proximity to the A59. It will extend along the full southeast boundary of the land ownership (approx. 190m) and will return at the eastern end for 9m. It will be 3m in height and will supplement rather than replace the existing boundary fence, and will therefore be positioned inside both the existing fence and the hedgerow without interference.

As such, bearing in mind the difference in land levels between the land and the A59, I do not consider that the proposal will cause a visual intrusion to the detriment of the area nor will it have a detrimental impact on the amenity of the nearby neighbours.

With regards to the objections raised by nearby neighbours, the site itself is not situated within any designated protection area, and as it will not harm the existing Hawthorn hedge, I do not consider it will have a significant impact on wildlife in the area.

Therefore, bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the visual amenity of the open countryside, and as such it is recommended that this application be granted. 

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 any significant impact on residential amenity.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/0619/P
(GRID REF: SD 375925 442638)

PROPOSED DEMOLITION OF EXISTING OFFICES AND CONSTRUCTION OF NEW REPLACEMENT OFFICE BUILDING FOR DUGDALE NUTRITION LTD AND 7 NO. INDUSTRIAL UNITS (AS A PHASED PROGRAMME). ASSOCIATED EXTERNAL WORKS INCLUDING SERVICE YARD, ROAD, CAR PARKING AND LANDSCAPING WORKS AT B. DUGDALE AND SON LTD, BELLMAN MILL, SALTHILL, CLITHEROE, BB7 1QW.

	TOWN COUNCIL:
	There are no objections but the town council would like to raise concerns regarding the number of trees to be felled within the planning application.



	LCC HIGHWAYS (TRAFFIC AND DEVELOPMENT ENGINEER:
	The amended plans address the points previously raised concerning the use of the crossing points, access to the parking areas and the direction of traffic through the one way system.  

As such, I am satisfied with these amended plans.



	CHIEF PLANNING OFFICER (LCC):
	The Director of Strategic Planning and Transport considers that the proposed development conforms to the Joint Lancashire Structure Plan 2001-2016 (JLSP). However he does raise the following points below,

The application may have impacts on the Lancashire’s natural and/or man-made heritage as protected under JLSP Policy 21 with some possible ecological issues associated with this development including;

· The application area is adjacent to; partly within, Salthill Quarry Biological heritage Site and Salthill Quarry Local Nature Reserve. Likely direct or indirect impacts on the BHS need to be assessed and mitigation/compensation proposals submitted, demonstrating there will be no net loss of natural heritage,

· Bats could potentially occur in the area, there is therefore a need to meet the requirements of the Conservation (Natural Habitats, &c.) Regulations 1994,

· Breeding birds could potentially occur within the application area, and the applicant must demonstrate that impacts on such species will be avoided, and

· Mitigation measures in the form of native tree and shrub planting appropriate to the area are required along the eastern and southern boundaries.



	ADDITIONAL REPRESENTATIONS:
	There have been no additional representations received. 


Proposal

The application seeks permission to replace existing offices with new for Dugdale Nutrition Ltd at Bellman Mill, Salthill, Clitheroe. The proposal also includes the construction of 7 no. individual speculative industrial units and to in order to utilise and maximise the existing site potential, improvements to the car parking, loading bays and vehicular management system on site.

Site Location

The site is located opposite the Clitheroe Auction Market Site within the Salthill Industrial Estates, close to the A59. It is within the Clitheroe settlement boundary, but also lies within a county Biological Heritage Site (BHS) and a Site of Special Scientific Interest (SSSI) as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2004/0874/P – Proposed demolition of existing welfare block and construction of replacement staff facility serving Bellman Mill.  Granted conditionally.

3/1994/0411/P – Replace existing temporary offices with permanent structure.  Granted conditionally. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV8 - Sites of Special Scientific Interest.

Policy ENV9 - Important Wildlife Site

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policies 1, 4, 17, 20 and 21 - Joint Lancashire Structure Plan 2001-2016

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to replace existing offices with new for Dugdale Nutrition Ltd at Bellman Mill, Salthill, Clitheroe. The proposal also includes the construction of 7 no. individual speculative industrial units and to in order to utilise and maximise the existing site potential, improvements to the car parking, loading bays and vehicular management system on site.

The proposal will be done in stages. Phase One will consist of constructing the new offices in-between the existing portakabin offices on site and the pet food warehouse. Once constructed, the employees can be moved from the old offices into the new, and the old buildings can be removed from the site. Phase Two will consist of the construction of the seven new industrial units, adjoining the offices, and Phase Three (subject to a separate planning permission) covers the potential construction of an additional 5more new industrial units in place of the existing pet food warehouse.

The construction of the new offices and units are central to the overall site strategy, which has been implemented to improve the practicability of services provided for all units/uses on site. In addition, they have been designed to ensure flexibility for change in the internal layout if desired in the future. No changes are proposed to the existing site entrance or the main access road incorporating the weighing bridge. Improvements will be made to the existing access roads running parallel to the development by constructing a new 6m wide, one-way road system, complete with 10m radius turning heads and vehicle loading bays serving each individual unit.

With regards to the visual impact on the area, the buildings themselves are typical industrial style buildings in height, size and design. However, due to the sites sunken location, will not be significantly visible from the nearby highways. Bearing in mind the industrial nature of the existing buildings on site at present, it is considered that by creating a tidier and more functional use of space without detracting from the area itself, the proposed new buildings will actually improve the site from a visual point of view.

The County Planning Officer considers that the proposal conforms to the relevant Policies within the Joint Lancashire Structure Plan (JLSP). However, he does raise issues with regard to the application site being adjacent to; partly within, Salthill Quarry Biological Heritage Site and Salthill Quarry Local Nature Reserve, and that likely direct or indirect impacts on the BHS need to be assessed and mitigation/compensation proposals submitted, demonstrating there will be no net loss of natural heritage. As such, whilst it is considered that due to the proposal being located on land already used by the business for either the existing offices or the car park area the proposal will have little if no impact on the Sites in question, a condition will be placed to ensure that a site survey will be conducted by the applicant prior to any development taking place to ensure that any direct or indirect impacts on the BHS will be assessed and mitigation/compensation proposals submitted, to demonstrate that there will be no net loss of natural heritage at the site. In addition, and with regards to the comment from the Town Council, there will only be 6 trees removed from the site, which are large conifers not local to the area. As such, due to the applicant seeking to implement a landscaping scheme on site, I do not consider this loss to be substantial. 

Finally with regards to highway issues, the County Surveyor he notes that the amended plans address the points previously raised concerning the use of the crossing points, access to the parking areas and the direction of traffic through the one way system, and as such, is satisfied with these amended plans. Therefore, I do not envisage that the proposal will have a significant impact on highway safety.

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

SUMMARY OF REASONS FOR APPROVAL

The proposed 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:

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


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

2.
Notwithstanding the approved plans, no part of the development, hereby approved, shall commence until a scheme for the construction of the new parking area and access road and details of the proposed earthworks necessary for the access track construction, including detailed plans for the whole length of the access track and surroundings together with sections showing existing and proposed levels, has been submitted to, and approved in writing, by the Local Planning Authority.


Reason: To comply with Policies G1 and ENV8 and ENV9 of the Ribble Valley Districtwide Local Plan and in order to minimise any potential impact on the Salthill Quarry Biological Heritage Site and Salthill Quarry Local Nature Reserve.

3.
Notwithstanding the approved plans, prior to the commencement of development, samples of the proposed track and car park surfacing material should be submitted to, and approved in writing by the Local Authority.

Reason: To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and in order to minimise any potential impact on the Salthill Quarry Biological Heritage Site and Salthill Quarry Local Nature Reserve.

4.
The car parking spaces, manoeuvring areas and one way system layout shall be marked out in accordance with the amended plan dated the 24th of August 2007, before the use of the premises hereby permitted becomes operative.

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

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


REASON:  To comply with Policies G1, T1, T2 and T3 (delete as appropriate) of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works.

6.
The development hereby approved shall not commence until details of species/habitat protection measures have been submitted.


The scheme submitted shall indicate the measures to be taken to safeguard protected species/habitat from soil excavations, gradients/changes in levels, removal of existing vegetation, construction of surfaces and structures, storage of materials/spoil, timber treatment and conversion of buildings and any mitigation measures shall be implemented during the construction of the approved Service Reservoir and associated works. 


REASON:  In the interests of protecting nature and conservation issues in accordance with Policies G1, ENV7, ENV8, ENV9, ENV10, ENV12 and ENV13 (delete as appropriate) of the Ribble Valley Districtwide Local Plan.

7.
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.

8.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

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

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

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

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

9.
Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:

At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.

Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out.

The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.

REASON:  In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with planning policy ENV13.

10.
The industrial units hereby approved shall only be available for any use falling within B1, B2 or B8 of the Town and Country Planning (Use Classes) Order 2005.


REASON: It is considered that other uses outside these use classes may give adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

11.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 24 August 2007.


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

NOTE(S):

1.
The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath No’s 5 and 6a in the parish of Clitheroe run through the site.
APPLICATION NO:
3/2007/0621/P
(GRID REF: SD 371666 453886)

TO CONSTRUCT A SERVICE RESERVOIR, OUTFALL AND ACCESS ROAD AT HODDER SERVICE RESERVOIR, OFF CATLOW ROAD, STANDBURN, NR SLAIDBURN, CLITHEROE.

	PARISH COUNCIL:
	There are no objections.



	LCC NATURAL AND HISTORIC ENVIRONMENT SERVICES (NHES), FOREST OF BOWLAND A.O.N.B. OFFICER:
	A site meeting was held on 24th August 2007 to discuss the issues relating to the proposed access track and the two suggested alternative routes recently submitted to United Utilities. It was established at the site meeting that the preferred suggested route for the access track along the bottom of the Hodder Valley to link up with the existing water treatment works would not be appropriate for the following reasons:

a) 
Unacceptable losses of existing mature trees.

b)
Significant alterations to and disturbance of the River Hodder tributary for the access track's bridge construction.

c) Potential release of aluminium into the river Hodder arising from disturbance and excavation of the existing spoil material during access track construction.



	
	In addition it was established that the other suggested route for the access track was unsuitable, as it would have resulted in the creation of gradients of up to 1:7, which would be unsuitable for some of the vehicles that would have to use it.

Given the above, it has to be accepted that United Utilities proposed access track route is the most appropriate for the development. However, the landscape and visual impacts of this route as detailed in my consultation dated 26th July 2007 still need to be adequately mitigated where possible. Should the authority approve the scheme it is strongly recommend that a condition be attached which covers the access track earthworks and surfacing materials. Getting these details right will help to mitigate the visual impact of the access track.

Following the submission of additional information, the County Ecologist has the following comments to make.


	
	The further information has addressed any earlier ecological concerns (contained in my email of the 25/07/2007).  It should be ensured that the mitigation measures contained in the report 'Ecological Impacts of proposed new Hodder service reservoir upon River Hodder Biological Heritage Site & LBAP Habitats' and the proposed landscaping plan are implemented.  It is therefore recommend that implementation of the approved mitigation should be the subject of a planning condition.



	
	The Environment Agency should be consulted (if they have not been already) with regard to the suitability of the methods proposed for the construction of the new outfall.  The River Hodder is a Class 1 river (good/excellent water quality) and supports salmon, brown trout, sea trout, bullhead, dace and stone loach.  It should be ensured that works impacting upon the river/riverbed do not adversely impact upon the biodiversity value of the river itself.



	ADDITIONAL REPRESENTATIONS:
	There have been no additional representations received. 


Proposal

The application seeks permission to construct a service reservoir, outfall and access road on land off Catlow Road, to the south of Stocks Reservoir. The project is required, as part of United Utilities AMP4 Water Maintenance Programme, and the works are required to ensure United Utilities can provide a supply of treated water to allow time to react should Hodder WTW fail. This stored water will maintain supply to customers fed directly of the aqueduct and also prevent dirty water issues should the aqueduct be allowed to drain down. The scheme is to construct a new service reservoir and associated works, located downstream of the Hodder WTW. The volume of the reservoir is 17 Mega litres (MI), which has been determined by the speed of response to adjust network valves and pumps following a failure of Hodder WTW. The service reservoir will comprise of two reservoir tanks, 8.5 MI in size, with associated contact tanks. A valve house will provide access to the service reservoir and house all the associated equipment. Connections will be made on the inlet side of the reservoir, to both the aqueducts and a single pipeline laid back to the WTW to return sample drainage and water from scour operations. A reinforced concrete stoned faced outfall will be constructed into the River Hodder.

Site Location

The site is located on land near Slaidburn, to the south of Stocks Reservoir, and off Catlow Road. It is within the Forest of Bowland Area of Outstanding Natural Beauty as designated by the Ribble Valley Districtwide Local Plan (adopted June 1998), and borders a county Biological Heritage Site (BHS).

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV9 - Important Wildlife Site

Policy ENV27 - Utility Infrastructure.

PPS9 – Biodiversity and Geological Conservation

Policy 21 of the Joint Lancashire Structure Plan 2001-2016

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to construct a service reservoir, outfall and access road on land off Catlow Road, to the south of Stocks Reservoir, within the Forest of Bowland A.O.N.B. The main issues concerning this application are with regards to;

a) the visual impact of the proposed reservoir on the area,

b) the visual impact of the proposed access road on the area, and

c) any potential ecological impact on the biodiversity of the area and on the Biological Heritage Site.

In assessing the above, as well as bearing mind the Policies ENV1, ENV9 and Policy 21 of the Joint Lancashire Structure Plan 2001-2016, the Policy ENV27 ‘Utility Infrastructure’ should be taken into account. It states that Proposals for the provision of new utility facilities should be consistent with other policies of the local plan. They will need to demonstrate that;

i) more suitable alternative sites, routes or systems are not available; and

ii) they satisfactorily respect the form, character and setting of any settlement involved and make provisions for adequate landscaping.
With regards to the visual impact of the actual 17MI Reservoir on the area, the two tanks will be sunk into excavated land, then buried beneath top soil which will be grass seeded and planted over. In addition, landscaped mounds will be provided to the NW, SW and SE corners of the reservoir site to minimise the visual impact of the development. The only exposed section of the reservoir will be on the east facing elevation adjacent to the River Hodder, and as such will not be visible from the surrounding area. The proposed elevations and sectional views of the reservoir can be found on the plan marked ‘Elevations’, and bearing in mind the above, I do not consider that the actual reservoir will have a significantly detrimental visual impact on the setting of the Forest of Bowland A.O.N.B. 

With regards to the visual impact of the access track, I will refer to the comments from the LCC NHES Forest of Bowland A.O.N.B. Officer. It was established at a site meeting that a preferred suggested route for the access track along the bottom of the Hodder Valley to link up with the existing water treatment works would not be appropriate for the following reasons:

a) Unacceptable losses of existing mature trees.

b) Significant alterations to and disturbance of the River Hodder tributary for the access track's bridge construction.

c) Potential release of aluminium into the river Hodder arising from disturbance and excavation of the existing spoil material during access track construction.

In addition it was established that the other suggested route for the access track was unsuitable, as it would have resulted in the creation of gradients of up to 1:7, which would be unsuitable for some of the vehicles that would have to use it.

Given the above, it has to be accepted that United Utilities proposed access track route is the most appropriate for the development. However, the landscape and visual impacts of this route as detailed in my consultation dated 26th July 2007 still need to be adequately mitigated where possible. The most significant of these are reviewed below:

a) Access track earthworks.

It is essential that all embankments and cuttings have slope profiles that are appropriate for the topography of the area and do not appear as artificial 'engineered' features, and it is suggested that these matters are resolved through an appropriate condition should the scheme be approved. In order to satisfy the requirements of such a condition and enable a thorough assessment of the proposals, United Utilities should provide details of the proposed earthworks necessary for the access track construction before works commence on site.

b) Access track surfacing.

The details of these could be the subject of a condition of the scheme's approval. Locally sourced stone would likely be the most appropriate surfacing material. Concrete or tarmacadam would generally be an inappropriate surfacing material for this location. In any event, samples of the proposed track surfacing material should of course be submitted to the authority for approval before any works are commenced. As discussed at the site meeting, the impact of the track could be further mitigated if the central section was grassed to create the look of a farm track typical of the area.

As such, as there is no alternative route for the access track proposed, and bearing in mind the above, subject to the implementation of the correct conditions, I do not consider that the access track will have a significantly detrimental visual impact on the setting of the Forest of Bowland A.O.N.B, and will comply with the relevant Policies.

Finally with regards to any potential ecological impact on the biodiversity of the area and on the Biological Heritage Site, I will refer to the comments made by the LCC NHES Ecologist on the additional information supplied. The ecological consultant has concluded that the proposed development will not impact upon otters and therefore no mitigation/compensation measures are required. They are satisfied that, provided appropriate working methods are adopted, there will be no impact on otters as a result of this development. In previous comments they recommended that there be a condition requiring a method statement detailing construction practices to avoid impacts on badgers. The scope of this method statement should be increased to also include otters.

The further information has addressed any earlier ecological concerns (contained in an email of the 25/07/2007).  It should be ensured that the mitigation measures contained in the report 'Ecological Impacts of proposed new Hodder service reservoir upon River Hodder Biological Heritage Site & LBAP Habitats' and the proposed landscaping plan are implemented.  It is therefore recommend that implementation of the approved mitigation should be the subject of a planning condition.

In addition, they felt that the Environment Agency should be consulted with regard to the suitability of the methods proposed for the construction of the new outfall, as the River Hodder is a Class 1 river (good/excellent water quality) and supports salmon, brown trout, sea trout, bullhead, dace and stone loach, as it should be ensured that works impacting upon the river/riverbed do not adversely impact upon the biodiversity value of the river itself. This watercourse adjoining the site is designated a "main river" and is therefore subject to the Environment Agency's Land Drainage By-laws. Consent will therefore be required under the By-laws for certain works in on or around the watercourse from the Environment Agency and a note will be made to make the applicant aware.

Bearing in mind the above, I consider that the proposal has taken into account the sensitive nature of the surrounding area in relation to the proposed works, and the mitigation measures provided within the report entitled 'Ecological Impacts of proposed new Hodder service reservoir upon River Hodder Biological Heritage Site & LBAP Habitats' will successfully prevent any loss of biodiversity at the site. 

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
Notwithstanding the approved plans, no part of the development, hereby approved, shall commence until a scheme for the construction of the site access and details of the proposed earthworks necessary for the access track construction, including detailed contour plans for the whole length of the access track and surroundings together with sections showing existing and proposed levels, has been submitted to, and approved in writing, by the Local Planning Authority in consultation with the LCC NHE Service and Highway Authority. 


Reason: To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and in order to minimise the impact on the Forest of Bowland A.O.N.B. 

3.
Notwithstanding the approved plans, prior to the commencement of development, samples of the proposed track surfacing material should be submitted to, and approved in writing by the Local Authority in consultation with the LCC NHE Service and Highway Authority.


Reason: To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and in order to minimise the impact on the Forest of Bowland A.O.N.B.

4.
The new access road between the site and Catlow Road shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site.


REASON:  To comply with Policies G1, T1, T2 and T3 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.

5.
Before the use of the site hereby permitted is brought into operation, facilities shall be provided within the site by which means the wheels of vehicles may be cleaned before leaving the site.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to avoid the possibility of the public highway being affected by the deposit of mud and/or loose materials thus creating a potential hazard to road users.

6.
The proposed works involved with the construction of the service reservoir in accordance with this permission, shall be restricted to between the hours of 0700 to 1800 Monday to Friday only and there shall be no operation on Sundays or bank holidays.


REASON:  Operations outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

7.
Prior to the commencement of development, and during the construction of the approved Service Reservoir and associated works, the applicant must ensure that the mitigation measures noted within the report 'Ecological Impacts of proposed new Hodder Service Reservoir upon River Hodder Biological Heritage Site & LBAP Habitats' are be implemented.


Reason:  To comply with policies G1 and ENV9 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed, and to ensure the protection of the River Hodder Biological Heritage Site.

9.
Additional protected species surveys on badgers, water voles and other reptiles shall be undertaken (similar to those submitted for otters and bats) prior to the commencement of development, and shall be submitted to and approved in writing by the Local Planning Department. They shall include a detailed method statement for working practices during construction to avoid impacts on them, and any mitigation measures shall be implemented during the construction of the approved Service Reservoir and associated works.


Reason:  To comply with policies G1 and ENV9 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

10.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the otter and bat survey and report submitted with the application dated August 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.

11.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


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


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


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


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

12.
Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:


At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.


Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out.


The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.


REASON:  In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with planning policy ENV13.

Informatives

The watercourse adjoining the site is designated a "main river" and is therefore subject to the Environment Agency's Land Drainage By-laws.  Consent will therefore be required under the By-laws for certain works in on or around the watercourse, including:

(i) 
The planting of trees or shrubs or the erection of buildings/structures, including fences within 8 metres of the top of any bank/retaining wall of the watercourse.

(ii) 
The construction of a new surface water outfall.

This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.
APPLICATION NO: 3/2007/0638/P
(GRID REF: SD 7457 4297)

PROPOSED ERECTION OF CATALYST PLANT BUILDING AT JOHNSON MATTHEY, 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:
	Concludes that the proposal conforms to the Joint Lancashire Structure Plan and has the following observations:



	
	· Policy 1B of the JLSP directs that there should be high access ability for all by walking, cycling and public transport.

· Policy 4 of the JLSP is identifies Clitheroe as a service centre and a development location. It is considered that the development is of an appropriate scale and would assist the applicant to modernise the existing plant and safeguard long term future.

· Policy 14 of the JLSP states that provision should be made for 25 hectares of business industrial land in Ribble Valley between 2001 and 2016.  From my records the take up was 5 hectares between 1 April 2001 and 31 March 2006.

· Target 20.2 of Policy 20 of the JLSP states that  two ponds should be created to every pond lost through development.  The proposed development should provide adequate measures.

· Parking: The proposed development should reflect the guidance in the parking standards.

· Archaeological: There are no significant archaeological implications to the development.

· Ecology: The application may have impact on the Lancashire’s natural and on manmade heritage as protected under JSLP 21.  The application includes an environmental impact assessment and Environmental Statement whoich includes reference to ecology.  Strongly recommended that the determining authority seek ecological advice.  At the time of writing this advice has not been formally submitted.

· Landscape: Consider no strategic implications.

	
	
	

	COUNTY COUNCIL (HIGHWAYS);
	No objections.

	
	
	

	ENVIRONMENT AGENCY:
	On the basis of revised landscaping details, no objection.

The development involves an expansion to a process regulated by the Environment Agency under the PPC Regulations.  To conclude that based on the information submitted there appears to be no reason why the propose works should not conform to the best available techniques as required under the Pollution, Prevention and Control Regulations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four 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.



	
	9.
	Consider that the existing noise levels already too high and that the plant can be quite clearly heard from properties in the vicinity, also the alarms are allowed to operate during the night very loudly for some considerable period of time.  Concern that the stress and hazards to health subject to long term exposure to noise should be considered.  Consider that the company is probably not fully controlling noise exposure to workers and that impact failure to control spreads outside the plant boundary to affect the general public.

Dust: States that dust permissions were increased by 2%.  The application does not indicate what type of dust and what the total emissions will be and this should be concern potentially for public health issues.

Aesthetic Grounds: The building constructed last year is clearly visible and an eyesore and whilst I understand that the proposed building is to be lower, they appear to be unattractive visually.  Also increasing light pollution.


Proposal

This application seeks detailed permission for the erection of a new catalyst production building which has an approximate floor space of 1050m2.  It is at two heights, with the tallest of the structures being 24.5m with additional ventilation stacks 3m above the roof height.  The maximum footprint of the building is 48m x 25m with the tallest part of the structure having an approximate footprint of 11m x 24m.  The building is to be cladded which has indicated would match existing building but this will be subject to a planning condition.  At various levels there are ventilation slits which have louvers to minimise light pollution.  It has also escape ladders which would go from the extent of the ground to near the top of the main building.  The building is sited on grassland within the main complex and would be approximately 80m from the boundary of the adjacent school.

Site Location

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

3/2007/0637/P – By Product Treatment “Plant”.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy G8 - Environmental Considerations.

Policy 4 Joint Lancashire Structure Plan

Policy 14 Joint Lancashire Structure Plan

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.

The proposed building although significant in size will be seen against the backdrop of the existing buildings.  In some respects this building will soften the impact of the larger catalyst plant building which was approved in 2003.  It is clearly evident that this building is visible from various vantage points of the borough but I consider that this proposal subject to landscaping and a cladding of a green colour, will not significantly worsen the visual impact and in some respects although creating an additional built form may soften the impact of the existing building.

I note the comments from the objectors but consider that the proposal would not significantly impact on the existing residential amenity or the school.

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 commencement of works, unless otherwise agreed by the LPA, 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 9 August 2007 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 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.

4.
This permission shall relate to the additional landscaping details as received from the applicant on 21 August 2007 and site plan received on 30 August 2007 which includes additional ponds, ditches and a wetland area.  The landscaping works shall be carried out within the first available planting season unless otherwise agreed in writing by the Local Planning Authority.


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

APPLICATION NO:
3/2007/0663/P
(GRID REF: SD 360178 437789)

ERECTION OF CONSERVATORY TO FRONT ELEVATION AT 2 ISABELLA STREET, LONGRIDGE

	TOWN COUNCIL:
	The Town Council wish to object to this application on the ground that it is not in keeping with the architectural design of the property.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No other representations have been received.


Proposal

The application seeks permission for a single storey, conservatory extension to the front elevation of no. 2 Isabella Street in order to create a study area.

Site Location

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

Relevant History

3/1995/0275/P – Construction of Hardwood Conservatory – Granted Conditionally.

3/1975/0916 – Proposed Bungalow and Garage – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a single storey, conservatory extension to the front of the property in order to create a new study area. The property has been extended previously via another conservatory on the rear elevation.

The main issue concerning this application is with regards to the impact on the street scene, and with regards to the comments from the Town Council, the impact on the building itself. Advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes the need for extensions not to dominate the original house, and have a good visual relationship. As such, it is considered that due to;

· the location of the proposal towards the rear of the site, as viewed from Isabella Street,

· that it will be set back behind the existing garage on site, and

· bearing in mind this is a modern style, brick built bungalow

it is considered that the proposal will have no significant impact on the street scene nor on the character of the building.

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

SUMMARY OF REASONS FOR APPROVAL

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:
3/2007/0701/P
(GRID REF: SD 365069 435282)

FIRST FLOOR EXTENSION ABOVE EXISTING GARAGE AND UTILITY ROOM AT 22 WATER STREET, RIBCHESTER, LANCASHIRE, PR3 3YJ.

	PARISH COUNCIL:
	The Parish Council has some concerns about this application. The property is located within Ribchester Conservation Area, but nowhere is this acknowledged. In fact the recent Conservation Area appraisal noted that this property was linked with a group of buildings as having ‘townscape merit’. As such, it is considered that any application must satisfy the criteria regarding scale, design, massing and would fit in with the townscape.

In addition, the effects of the proposed extension upon the nearby neighbours must be taken into account with regards to the BRE 45 degree rule and the 21 metre standard set out within the Borough’s SPG note, so that any potential light loss is taken into consideration.



	PLANNING OFFICER (ARCHAEOLOGY):
	No archaeological comments.

	ADDITIONAL REPRESENTATIONS:
	16 letters of objection have been received from 11 nearby neighbours who have raised the following points of objection:



	
	· Loss of light to the rear garden of no. 20 Water Street,

· Loss of light to River View,

· The property is a second home, and not often used so why should they seek to extend it?  Inpact on residents.

· Concerns regarding the red edge on the plans over lapping land owned by no. 20 Water Street,

· Loss of light to the bedroom and living room at no’s 30, 30a, 31, 32, 33 and 34 Water Street,

· Loss of privacy to no’s 23, 30a, 31, 32, 33 and 34 Water Street,

· Breaking of architectural line with properties on Greenside which are all two storey,

· Noise and disturbance caused by prolonged building work,

· Loss of tree on site,

· Highway safety and parking is a concern,

· Devaluation of property,

· Is the application suitable or necessary in a historic village, Water Street contains mainly two up, two down properties, this would create an anomaly and would have significant impact on the character of the Conservation Area, and

· Over development of the site,


Proposal

The application seeks to create a first floor extension over an existing single storey garage, which will create an additional bedroom with en-suite at first floor level.

Site Location

The site is located within the village boundary of Ribchester, and within the Ribchester Conservation Area, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/1989/0432/P – Conversion of shop to residential dwelling and extension – Granted Conditionally.

3/1987/0561/P – Erection of one pair of semi-detached cottages – Refused.

3/1987/0560/P – Demolition of shop and garage and erection of one pair of semi-detached cottages (LBC) – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks to create a first floor extension over an existing single storey garage adjoining no. 22 Water Street, Ribchester, which will create an additional bedroom with an en-suite. The property is situated within the Ribchester Conservation Area, and as such Policy ENV16 is applicable. The main issues concerning this application are with regards to if the proposal has an impact on the street scene, and any potential loss of light or privacy the extension may cause to adjacent properties.

With regards to the impact on the street scene, the dwelling itself is modern in comparison to those adjacent in that its construction was granted as recently as 1989. As such, whilst being noted as a building of townscape merit within the recent Conservation Area appraisal, as the proposed extension has been designed to blend in with the existing property, I have no objections to it from a design point of view. In addition, advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes the need for extensions to be set back from the frontage of existing dwellings, extensions that will not dominate existing dwellings and extensions to match the form and shape of the existing dwelling. The proposal shows the extension to be set back from the front elevation of the existing dwelling, and as such it is considered that bearing in mind that;

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

· the property has not been extended previously,

· the street is predominantly made up of two storey terraced properties,

· the proposed extension does not dominate the original dwelling, and

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

the proposal is acceptable, and will have no significant affect on the street scene or on the setting of the Conservation Area.

With regards to any potential loss of light to adjacent properties, bearing in mind the proposal is more than 8m away from any of the adjacent properties, using the BRE 45 degree ruling, there will be no significant loss of light caused to any of the surrounding windows of any of the nearby properties.

With regards to any potential loss of privacy to adjacent properties, it must be noted that there are already windows at first and ground floor in the front elevation of the property that currently overlook the nearby houses. As such, bearing in mind the new window on the new extension will be set back from the front elevation, I do not consider that this will cause a significant increase in the overlooking of the adjacent properties. However, with regards to the new window in the side extension at first floor, there may be some weight behind the objection made by no. 23 Water Street in regards to overlooking by this window as the current window is for a stairwell. As such, notwithstanding the current plans, it shall be conditioned that there is to be no window in this elevation.

Finally, with regards to the other ‘material’ points of objection raised, I do not consider the development will cause any significant impact on highway safety or on parking in the area, as there will be two parking spaces provided on site which is in accordance with the Borough’s Standard Parking levels.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The proposed garage/car port shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


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

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


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

4.
Notwithstanding the submitted plans, there shall be no windows in the side elevation of the proposed extension at first floor level, and 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 Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance –“Extensions and Alterations to Dwellings”.

5.
The windows in the rear elevation of the extension at first floor level shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

APPLICATION NO:
3/2007/0718/P
(GRID REF: SD 361923 441315)

DEMOLITION AND REPLACEMENT OF EXISTING DOG KENNEL BLOCK AT EDENCROFT KENNELS, HESKETH LANE, CHIPPING, LANCASHIRE, PR3 2TH.

	PARISH COUNCIL:
	No objections have been raised to the actual planning application, however residents living in Goose Lane Cottages, Chipping have voiced concerns to the Parish Council about the noise levels of dog barking at certain times.



	ENVIRONMENTAL HEALTH:
	No objections or comments to make regarding this application. The proposed development replaces and improves upon the existing facility for the owner's own dogs.



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

5. There is no mention of sound proofing for this new kennel and we wish to bring to the Committee’s attention the noise levels heard from the kennels,

6. The applicant undertakes Dog Training on the premises during the week and some weekends with a number of people, which is intrusive and annoying, upsetting to our own dogs and not in keeping with a rural and quiet location,

7. The intensification of the development will exacerbate the noise nuisance referred to above, and

8. We therefore object to this application on the grounds of existing noise nuisance, which will only be made worse by this application.


Proposal

The application seeks permission to demolish an existing dog kennel on site and replace it with a new, slightly smaller block of six kennels with outdoor runs.

Site Location

The site is located on Hesketh Lane, Chipping, within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0486 – Extension and refurbishment of existing dwelling - Granted Conditionally.

3/1995/0049 – Demolish building and replace with new building for reception/grooming area – Granted Conditionally.

3/1994/0132 – Replacement and upgrading of existing kennels – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to demolish an existing kennel block on site and replace it with a new, slightly smaller block of six kennels. In addition, the applicant seeks to reclaim the area currently used for two runs for his dogs, and re-instate a larger garden area.

The main issues with regards to this application are the impact of the kennels on the residential amenity of the neighbours, and the impact on the visual amenity of the area by virtue of the new kennel block. With regards to the impact on the neighbours, the boarding kennels business on site is well established, and all the proposal seeks to do is replace an existing block of kennels with a new, albeit slightly smaller building. The Environmental Health Officer was consulted on the proposal and they have no objection to this replacement building.

With regards to the visual impact of the proposal, it is hidden behind the existing dwelling and reception building, and as such will not be visible. However, a sample of the materials to be used in its construction will be obtained prior to its construction, to ensure they are appropriate to the locality.

As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that the replacement kennel block will have no additional impact on the residential amenity of the nearby neighbours, nor will it have a detrimental visual impact on the Forest of Bowland A.O.N.B. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of the timber and steel cladding to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty.

APPLICATION NO:
3/2007/0733/P
(GRID REF: SD 360735 437315)

SINGLE STOREY REAR EXTENSION AT 12 KING STREET, LONGRIDGE, LANCASHIRE, PR3 3RQ.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the adjoining neighbour in no. 13 King Street, who wish to raise the following objection points;

· The area to the rear has always been available for access to the rear of the properties, and in some cases provide off road parking. I’m concerned that other residents have claimed land to the rear also and have turfed over which prevent me using it for vehicular access, and

· I am also concerned with the loss of light it may cause to the kitchen in my property, none of the other 20/30 houses in King Street have been extended like this because of the access and the gardens are off set because of this.


Proposal

The application seeks permission for a single storey extension to the rear elevation of the property, which is a mid-terraced property. The proposal would project 2.4m from the rear elevation, be 5.29 in width and be 3.94m in height at the highest part.

Site Location

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

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy ENV16 – Development in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The main issue with regards to this application relates to any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours. The proposed extension projects approx. 2.4m and the height to the pitch of the roof is approximately 3.94m. With regards to the objectors concerns regarding loss of light, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ Following a visit to the site, it was noted that the window on the rear elevation of the adjoining dwelling was a kitchen window, and the property owned by the objector was to the south west of the application property. The proposal passes the BRE 45 degree test, and as the window that it affects is not classed as a habitable room and due to its orientation, it will not lose any direct sunlight.

With regards to the objectors concerns regarding the access to the rear of his property, having visited the site this proposal will have no impact on access to the rear of his property as his property is closer to the highway than no. 12 King Street. In addition, at a projection of 2.4m, the proposal will still leave sufficient space to allow access behind all the properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2007/0772/P
(GRID REF: SD 376936 434410)

PROPOSED TWO STOREY EXTENSION (RE-SUBMISSION) AT 9 FOUNTAINS AVENUE, SIMONSTONE, LANCASHIRE, BB12 7PY.

	PARISH COUNCIL:
	No objections.



	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from neighbours to the side of the property who raise the following points of objection;

	
	· The views from our dining room and rear bedroom will almost obliterated,

· We fail to understand why a window on the rear elevation has been removed and two velux windows are to be inserted into the roof on each side of the property, with two looking directly into our property, and finally

· We believe the value of our property will certainly be affected.


Proposal

The application seeks to add a two-storey extension to the rear of the property, in order to extend both the kitchen and dining room at ground floor, and create a larger bedroom at first floor level. It is a re-submission of a previously refused application.

Site Location

The application relates to a detached bungalow within the residential settlement of Simonstone as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0382/P – Proposed two-storey extension – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application relates to a detached bungalow within the residential settlement of Simonstone as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The application seeks to add a two-storey extension to the rear of the property, in order to extend both the kitchen and dining room at ground floor, and create a larger bedroom at first floor level. This application is a re-submission of a previously refused application for an extension of the same size and dimensions. The previous proposal was refused however on the basis of the overlooking of the garden of no. 7 Fountains Avenue by a window proposed in the gable end elevation. There were no concerns with the position or design extension as a whole, as it followed the exact line of the existing property, and as such I have no concerns regarding this proposal.

The main issue with this proposal is with regards to the impact the proposal may have on the occupiers of no. 3 Byland Close. Having viewed the proposal from the objectors site, I can understand their points of objections, however it must be noted that loss of views and devaluation of property are not material considerations. With regards to the roof lights, due to their location and the difference in levels at the site, I do not consider any direct overlooking will occur, that would be to the detriment of the nearby neighbour’s residential amenity. It was also explained on site that roof lights could be inserted without formal planning consent in the existing property now, which would mean that the window adjacent to the bathroom dormer would not actually require formal consent.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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.
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 at first floor level in the rear elevation without the formal written permission of the Local Planning Authority.


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