RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 8 NOVEMBER 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:

	3/2007/0380/P
	Demolition of existing conservatory and erection of two storey extension
	4 Hazel Grove

Longridge

	3/2007/0667/P
	Amendment to previous rear extension


	3 Airey Houses

Clitheroe Road

Knowle Green

	3/2007/0703/P
	Demolish existing timber hen cabins etc, construct 3 timber holidays chalets, site area approximately 4 acres, re-submission
	Upbrooks Farm

Upbrooks Lane

Clitheroe

	3/2007/0711/P
	Erection of a farm building 15m x 60m adjacent to existing farm building to house a 24146 herringbone parlour with collecting yard, including associated milk storage, cooling and cleaning equipment, milking machine engine, loft storage, viewing platform and farm office
	Paradise Farm

Horton-in-Craven

	3/2007/0716/P
	Proposed split-level extension forming granny annex
	Hazel Lea, Longsight Road

Copster Green

	3/2007/0724/P
	New shop front and doorway 
	4 Moor Lane, Clitheroe

	3/2007/0743/P
	Family/TV room (side extension), porch (side/front) extension and miscellaneous internal and external alterations
	Myers Farm

Jeffrey Hill

Longridge

	3/2007/0764/P
	Sunroom extension to rear
	The Bungalow

Clitheroe Road

Knowle Green

	3/2007/0774/P
	Erection of single/two storey rear extension and internal alterations. Erection of porch canopy. Demolition of existing front porch and detached single garage and formation of vehicular turning space
	Rose Cottage

Sandy Bank

Chipping

	3/2007/0777/P
	Installation of four number Velux roof lights and enlargement of approved first floor window on west elevation
	Syke Farm

Higher Commons Lane

Osbaldeston

	3/2007/0781/P
	Re-roofing Sunday School area needed due to raining in.  Stone slates to be used.
	Congregational Chapel Martin Top, Rimington

	
	
	

	3/2007/0786/P
	Phase I. Construction of an agricultural livestock building
	The Old Dairy Farm

Chaigley, Lancashire

	3/2007/0787/P
	Phase II. Construction of an agricultural livestock building 
	The Old Dairy Farm

Chaigley, Lancashire

	3/2007/0788/P
	Phase III. Construction of an agricultural livestock building 
	The Old Dairy Farm

Chaigley, Lancashire

	3/2007/0790/P
	To change the use from a commercial/retail property to a residential property
	3 Talbot Street

Chipping, Preston

	3/2007/0791/P
	Erection of single storey conservatory and orangery
	Sykes Farm

Higher Commons Lane

Osbaldeston

	3/2007/0792/P
	Continued siting of two portakabins for office use
	New Garage

Mitton Road, Whalley

	3/2007/0794/P
	Works as passed in application 3/2004/0026/P – length of porch extended and rear window opening extended
	Belvedere House

Browgate

Sawley

	3/2007/0796/P
	Demolish and re-build with a pitched roof the existing extension (Re-submission) 
	131 Henthorn Road

Clitheroe

	3/2007/0797/P
	Kitchen extension
	10 Back Lane, Rimington

	3/2007/0799/P
	Conservatory to rear of property
	4 Church Brow Gardens

Clitheroe

	3/2007/0803/P
	Demolition of single storey flat roof extension adjoining the two storey rear extension of 17 Parson Lane.  The building is unattractive and surplus to requirements and once removed will provide better parking facilities for the four bedroom property
	17 – 19 Parson Lane

Clitheroe

	3/2007/0809/P
	Two storey side extension
	12 Hayhurst Road

Whalley

	3/2007/0812/P
	Installation of new extract system with galvanised ductwork and associated fittings to exhaust fumes from the kitchen away from the neighbouring properties
	The Buck Inn

Sawley Road

Grindleton

	3/2007/0818/P
	Single storey rear extension forming dining room
	97 Henthorn Road, Clitheroe

	3/2007/0819/P
	Retrospective application for the following non-illuminated signs: 2 No facia signs; replacement double sided projecting sign; 2 No menu cases and 2 No car park display notices (signs B, C, D, E & F) 
	La Scala, Longsight Road

Clayton-le-Dale

	3/2007/0821/P
	Two storey side extension
	Pagefold Farmhouse

Cross Lane, Waddington

	3/2007/0822/P
	Conservatory
	21 Albermarle Street

Clitheroe

	
	
	

	3/2007/0823/P
	Conservatory extension to rear of house
	30 Branch Road

Mellor

	3/2007/0825/P
	Erection of agricultural building 
	Skirden Hall Barn

Tosside

	3/2007/0828/P
	Demolition of existing detached garage, construction of a single storey side extension to provide improved bedroom and living accommodation 
	101 Chatburn Road

Clitheroe

	3/2007/0829/P
	Increased height of roof on utility room
	Houlker Fold Farm

Osbaldeston Lane

Osbaldeston

	3/2007/0831/P
	Erection of sun lounge at rear of detached property 
	37 Sarmatian Fold

Ribchester

	3/2007/0832/P
	Two storey extension
	The Meadows

Worston

	3/2007/0833/P
	Proposed demolition and rebuild of existing garage. Construction of infill dining room extension and porch. Roof re-modelling and re-roofing works to provide improved bedroom accommodation and associated internal and external alterations. Re-submission of approved application 3/2006/0555/P with design amendments 
	Fernlea

Edisford Road

Waddington

	3/2007/0835/P
	Circular Horsewalker

	Kitchens Farm

Bashall Eaves, Clitheroe

	3/2008/0836/P
	Two storey side extension to provide garage and improved living space
	7 Mearley Syke

Clitheroe

	3/2007/0837/P
	Completion of existing single storey rear partially built extension and erection of infill rear extension and internal alterations
	2 Little Lane

Longridge

	3/2007/0838/P
	Alteration to existing garage roof and first floor extension
	22 George Lane

Read

	3/2007/0840/P
	Provision of rear dormer to extend habitable space to first floor and single storey detached garage
	61 St Mary’s Drive

Langho

	3/2007/0842/P
	Conversion and extension of barn to form holiday let accommodation. Revised scheme and renewal of consent 3/2007/0409/P 
	Windhover Barn

Laythams Farm, Back Lane

Slaidburn 

	3/2007/0843/P
	Dormer extension to rear of both houses, including roof lift and roof lights to front elevation
	2 and 4 Dunster Grove

Clitheroe

	3/2007/0844/P
	Build three wooden stables and hay store within grounds of house  
	Brick Barn, Forest Becks, Bolton-by-Bowland

	3/2007/0845/P
	Single storey rear extension
	29 Hacking Drive, Longridge

	3/2007/0848/P
	Removal of existing conservatory and addition of new pitched roof with habitable room in roof space
	84 Higher Road

Longridge

	3/2007/0849/P
	New balcony to rear
	15 Southfield Drive

West Bradford

	3/2007/0851/P
	Modify condition No 1 of planning consent 3/2001/0420/P to extend the period for making application for reserved matters from three years to nine years
	Barrow Brook 

Business Village

Clitheroe

	3/2007/0855/P
	Proposed erection of concrete frame building in farmyard to provide agricultural hay and implement store
	Higher Cross Farm

Bolton-by-Bowland

	3/2007/0875/P
	Garden room at the rear
	Orchid House

Bowfield Lane, Balderstone

	3/2007/0894/P

(LBC)
	Restoration of building damaged by vehicle, reusing existing materials – stone slate and lime mortar 
	Dutton Hall, Gallows Lane, Ribchester

	3/2007/0912/P
	Proposed kitchen and bedroom extensions
	136 Whalley Road, Wilpshire


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0616/P
	Two storey extension providing a kitchen and additional bedrooms 
	99 Mellor Lane

Mellor
	Policies G1, ENV3, ENV4, H10, Supplementary Planning Guidance – Extensions and Alterations to Dwellings – overlarge and over-dominant extension to the detriment of visual amenity and the openness of the Green Belt.

	3/2007/0766/P
	Hoarding type advertising board
	Lyndale Works, Gisburn
	G01 – Detrimental to highway safety.

	3/2007/0782/P

3/2007/0782/P

continued…\
	Proposed new dwelling on land 


	Rear of Hillock House

Northcote Road

Langho
	Policy 5 and 12, JLSP, G5, H2, Interim SPG Housing, Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition - Unjustified Residential Development adding to existing oversupply of housing.

Proposal by virtue of its location and scale is considered contrary to Policy G1 of the Districtwide Local Plan in that it would result in an incongruous, additional building within the open countryside that would be to the detriment of the visual amenity of both the adjacent properties and on the area.



	3/2007/0807/P
	Rear bedroom extension over existing kitchen
	Chestnut Cottage

Dugdales Barn

Worston
	Policy G1, Policy ENV3, Policy ENV16, Policy H17, Policy RT3 - Extensions to the detriment of the character of the building and visual amenities of the conservation area.


	3/2007/0808/P
	Replace hardwood frame/glass front door with Oak frame/glass front door
	Pale Farm Barn

Moss Lane

Chipping
	Harmful to the character and appearance of the historic building and to the setting of the listed building.



	3/2007/0810/P
	Re-submission of porch/boiler house extension to side of house
	Carr Meadow

Carr Lane

Balderstone


	Policies G1, ENV3, H17 – Detrimental impact on original character of building and to the detriment of visual amenity.



	3/2007/0811/P

Cont/ 

Continued….
	Re-submission of double garage and garden paraphernalia storage
	Carr Meadow

Carr Lane

Balderstone


	Policies G1, ENV3, H17 and H18 – detrimental impact on character and setting of barn and to the detriment of visual amenities of the area.



	3/2007/0815/P
	Construction of 12m2 extension to existing kitchen.  Extension is necessary to make this a viable function suite with the kitchen capable of servicing guests efficiently.  Reconfiguration of the kitchen will also dramatically improve the aesthetic of the function room
	Mitton Hall

Mitton

Whalley
	The proposal has a detrimental impact upon the character and setting of the listed building.



	3/2007/0816/P
	Construction of 12m2 extension to existing kitchen.  Extension is necessary to make this a viable function suite with the kitchen capable of servicing guests efficiently.  Reconfiguration of the kitchen will also dramatically improve the aesthetic of the function room
	Mitton Hall

Mitton

Whalley
	The proposal has a detrimental impact upon the character and setting of the listed building.



	3/2007/0819/P
	Retrospective application for 2 No double sided post signs (sign A)
	La Scala

Longsight Road

Clayton-le-Dale
	Policy G1 – detriment to highway safety.



	3/2007/0826/P
	Two storey extension to front of property, single storey extension to rear and garage to side
	29 Riverside

Low Moor

Clitheroe
	G1, H10, SPG - Extensions and Alterations to Dwellings, over dominant extensions to the detriment of the visual and residential amenity.

	3/2007/0839/P
	Two additional stone chalets on southern side of lake 
	Greenbank Quarry

Old Clitheroe Road

Longridge
	Policy 20, Joint Lancashire Structure Plan and Policy ENV1 – Harm to the appearance of the AONB.



	
	
	
	

	3/2007/0841/P
	Single storey extension to rear to form kitchen with balustrade around roof
	27 Jubilee Street

Read
	Polices G1, H10 and SPG Extensions and Alterations to Dwellings – visual amenity, detriment to the privacy of neighbours and precedent.



	3/2007/0871/P
	Construct a garden lounge extension to provide additional ground floor space with direct access to the garden
	Higher Parkhead Cottage

Accrington Road

Whalley
	The proposed extension would be harmful to the character and setting of the listed building.



	3/2007/0872/P
	Construct a garden lounge extension to provide additional ground floor space with direct access to the garden
	Higher Parkhead Cottage

Accrington Road

Whalley
	The proposed extension would be harmful to the character and setting of the listed building.



	3/2007/0886/P
	Swimming pool extension
	Meadowland

Dudley Hill

Whins Lane

Read
	The extension would result in conditions to the detriment of the visual amenities of the area and as such be contrary to Policy G1 and ENV3 and SPG ‘Extensions and Alterations to Dwellings’.




CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2007/0820/P
	Certificate of Lawfulness for an existing and continued use as a domestic garden
	Hillcroft, Clitheroe Road

West Bradford


APPEALS UPDATE

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

	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
	_
	APPEAL DISMISSED 12.10.07

	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
	_
	APPEAL ALLOWED 26.9.07

	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
	_
	APPEALS DISMISSED 8.10.07

	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

Single storey side extension

2 Chaigley Court

Chaigley


	WR
	_
	Awaiting site visit

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

	3/2006/1056

O
	14.9.07
	Mrs Kathryn Stratton

New first floor extension over garage and dining room

20 Woodlands Park

Whalley
	WR
	_
	RVBC statement sent 19.10.07

Awaiting site visit

	3/2007/0449

D
	14.9.07
	Mr P Street

Proposed conversion of 2-bedroom flat to 2no. 1-bedroom flats

3 Accrington Road

Whalley
	WR
	_
	RVBC statement sent 19.10.07

Awaiting site visit

	3/2007/0460

D
	17.9.07
	Mr R Hargreaves

Proposed stables for private use (resubmission of application 3/2006/0572)

Land adjacent to

Valle Vista

Barker Lane

Mellor
	WR
	_
	RVBC statement sent 

Awaiting site visit

	3/2007/0494

D
	3.10.07
	Dr N R Adhya

Conservatory to rear of house

6 Arley Rise

Mellor
	WR
	_
	Notification letter sent 12.10.07

Questionnaire sent 15.10.07

Statement to be sent by 13.11.07


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0513/P
	Erection of clean span apex agricultural building with a total floor area of 432m2
	Land formerly part of Brockthorne Farm

Tosside

	3/2007/0536/P
	Extension to existing swimming pool and provide a fitness room, all weather changing facility and staff office.  As additional entrance gives access to the extension and provides circulation to the existing pool waiting area.  to improve the sports facilities within the college and meet DDA compliance


	The Swimming Pool Building

Stonyhurst College

Clitheroe 

	Plan No:
	Proposal:
	Location:

	3/2007/0731/P


	Retention of existing facades and the removal and replacement of existing roof structure and floor construction.  The works are necessary in order to recognise the difficulties encountered in retaining existing historic fabric under Listed Building Consent (3/2006/0852/P)
	Shirk – Stonyhurst College

Stonyhurst

Clitheroe 

	3/2007/0769/P
	Demolish existing buildings (car garage/domestic and stable block) and construct new building (car garage/stables/workshops)
	Ivy Cottage

Lower Road

Longridge

	3/2007/0824/P
	Construction of bedroom over single storey kitchen and provision of sunroom, utility area and garage
	Howgills House

Bolton-by-Bowland

	3/2007/0858/P
	Mew private day care nursery.  Relocation of existing nursery
	Land adjacent to Barnacre Primary School

Barnacre Road

Longridge

	3/2007/0876/P
	First floor extension over garage and utility room and two storey rear extension plus other alterations
	Clouds Hill

Whitecroft Lane

Mellor

	3/2007/0888/P
	Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm and Yorkshire boarding above with Eternite grey sheet roof
	Land adjacent to Bambers

Lane Ends

Grindleton


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: 3/2007/0775/P
(GRID REF: SD 7395 4471)

PROPOSED HOUSE EXTENSION INCLUDING RAISING OF ROOF HEIGHT AND CONSTRUCTION OF A FIRST FLOOR AND EXTENSION OF GROUND FLOOR, AND REPLACEMENT OF GARDEN SHED WITH A SUMMERHOUSE AT HEATHER BANK, EAVES HALL LANE, WEST BRADFORD

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Eaves Hall Lane (but not an immediate adjoining property) who objects to the proposal for the following reasons:



	
	1.
	This bungalow is one of eight similar properties on this side of the lane and approval would set a precedent for similar applications for, in effect, conversions from bungalows to houses.  



	
	2.
	These properties were built specifically as low level bungalows for minimum impact on the surrounding area and woodland.  Increasing the roof height and in effect making it a house rather than a bungalow would clearly be out of context and detrimental to the area.



	
	3.
	The property and other bungalows are currently barely visible from the nearby public footpath which runs across the back of these properties.  Increasing the roof height would make the property more visible from both the road at the front and the footpath at the back. 


Proposal

The existing irregular shaped bungalow is constructed of a mixture of artificial stone and rendered block walls with a tiled roof, and has relatively recently installed uPVC windows.  It has an eaves height of 2.5m and a ridge height of 4.3m.  The application seeks permission for a comprehensive scheme of extensions and alterations to the bungalow as follows:

1.
A small extension of 10.5m x 2m on to the eastern side elevation to regularise the existing uneven line of that elevation.

2.
A glazed entrance hall and first floor landing in the central recessed part of the front elevation. 

3.
Raising the height of the building to an eaves height of 4m and a ridge height of 7m in order to provide four bedrooms with en-suite facilities at first floor level.  Light to the first floor rooms would be provided by a mixture of windows in the gables and roof lights.

4.
The construction of an enclosed balcony to one of the bedrooms at the rear of the building.  

5.
Changes to the external materials by the use of cedar boarding to the gables with plain render to the rest of the walls.  The materials for the replacement roof are not stated in the application.

6.
Alterations to the doors and windows which would all be given wooden frames to match the cedar cladding.

7.
The erection of a 6m x 4m summer house close to the north eastern corner of the curtilage.  This would be of timber construction with a shallow sloping mono pitched roof with a maximum height of 2.6m.  

Site Location

The application relates to the most southerly of a row of eight detached bungalows on the east side of Eaves Hall Lane opposite the Eaves Hall Country Hotel.  The site is adjoined by another bungalow to the north and by woodland to the south and east.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application involves the total remodelling of this bungalow by slightly enlarging its footprint and raising its roof to provide a full floor of accommodation within the roof space.  As light to the new accommodation is to be provided by windows in the gables and rooflights, the property would still have the appearance of a bungalow, albeit approximately 2.7m higher than it is at present.  Subject to a condition requiring the submission for approval of the details of the proposed roof covering (as this particular material is not stated in the application) I consider the proposed changes to the external materials to represent an improvement on the existing materials.  The changes to fenestration details, including a reduction in the size of some windows, and the reversion back to timber window frames, also represents improvements, in my opinion, on the existing property.

The property stands in a relatively large curtilage which is very well screened on all boundaries by hedges and/or trees, such that the existing bungalow is hardly visible from outside the site.  Whilst the property would be more visible following the proposed alterations, it would not, in my opinion, seriously detract from the appearance of the locality.  It would also, in my opinion, not have any detrimental effects on the privacy or general residential amenities of any neighbouring properties.  

The proposed summer house would be hardly visible from outside the site and its location, and the position of its windows, are such that it would not adversely affect the amenities of any neighbours.

I note the concerns expressed by a resident further up Eaves Hall Lane about the visual impact of the proposed raised roof height, but as I have already stated, although it might be more visible, its new appearance would not be objectionable.  Although it may be one of eight similar properties, the screening and distances between them is such that they are all really viewed as individual properties.  The group of buildings are not all seen at the same time and as such do not create a visual group or “street scene” which must be preserved.  I do not see it as a problem that this property (which is one of the end ones) would be different from the rest, and any future applications which might be submitted in respect of the other properties would be considered on their own merits.

A bat survey submitted with the application concludes that the proposed extension does not pose any threat to roosting or breeding bats.  This matter, however, will still need to be the subject of an appropriate condition.

Overall, subject to such a condition and one concerning external materials, I consider the proposal to be acceptable with regards to its effects upon the appearance of the property itself and the wider locality, and upon the amenities of nearby residents.

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.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 15 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.

APPLICATION NO: 3/2007/0814/P
(GRID REF: SD 6411 3104)

THIS PLOT CURRENTLY HAS PLANNING PERMISSION FOR A DWELLING AND THIS APPLICATION IS TO CHANGE THE DETAILED DESIGN AND ITS LOCATION ON THE PLOT AT BEECH HOUSE, BOSBURN DRIVE, MELLOR BROOK

	PARISH COUNCIL:
	Object on the grounds that the proposal represents over development, particularly in comparison to the original approved permission. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Five letters have been received from four households on Woodfold Close in which objections to the proposal are made on the following grounds:



	
	1.
	Amending the proposal from the existing permission which had the end elevation of the house facing the bungalows in Woodfold Close, to the existing proposal with the very wide rear elevation facing those properties, and bringing it closer to them, does not show any consideration for the people who live in Woodfold Close.



	
	2.
	The outlook from the properties in Woodfold Close has already been changed dramatically and this proposal would make matters even worse.



	
	3.
	The views from the rear windows of No. 10 Woodfold Close would be totally obliterated.



	
	4.
	The applicant states that the proposal would defend the privacy of neighbours and that window sizes and arrangements respect the neighbours. These statements are not accurate especially in relation to No. 10 Woodfold Close.



	
	5.
	Due to its own height and the fact that it would be built on higher ground, the ridge of the proposed house would be approximately 23ft higher than the ridge of the adjoining bungalows in Woodfold Close.



	
	6.
	We felt let down by the planning process which has allowed such large houses to be built in such close proximity to the adjoining bungalows.  In this application, moving the property closer, only serves to increase its dominance over the bungalows.  



	
	7.
	The previous application was approved to ensure that the gable ends, with a minimum number of windows, faced existing properties in Woodfold Close and Bosburn Drive.  



	
	8.
	It would be preferable to site garages adjacent to the bungalows, and a dwelling adjacent to the large two storey house on Bosburn Drive. 

	
	9.
	The extent of floor to ceiling windows in the application on both ground and first floors together with balconies overlooking low level bungalows, is totally intrusive.  



	
	10.
	The applicant states that “the application respects the size and scale of the adjacent 1970s property”.  The proposed garages are now adjacent to the 1970s property and the large house is adjacent to the 1960s low level bungalows.  


Proposal

Permission is sought for a two storey house on a plot which has an extant planning permission for a three storey house as part of a permission for three dwellings (3/2004/1133/P) the other two of which have been built.  The existing approved dwelling is three storeys high and is sited such that its gable elevation faces bungalows at the rear of the site in Woodfold Close, and with its garage and driveway/turning area close to the boundary with those properties.  

The amended house type now proposed has its garages at the front of the site adjoining a two storey house in Bosburn Drive with the dwelling itself in a more central position with its rear elevation facing (but angled away from) the bungalows in Woodfold Close.


Excluding its attached garages, the dwelling now proposed has approximate dimensions of 18.5m x 11m with an eaves height of 5.5m and a maximum ridge height of 9.8m.  Its external materials are to be facing bricks and a slate roof to match the houses on the other two plots within the development. 

Site Location

The site comprises the last remaining vacant plot of a development which is accessed from Bosburn Drive and is adjoined at the rear by bungalows in Woodfold Close, and is within the settlement boundary of Mellor Brook.  

Relevant History

3/82/0374/P – Outline application for residential development.  Approved.

3/83/0505/P – Reserved Matters application for five houses.  Approved.

3/04/1133/P – Erection of three detached dwellings with detached garages and boundary treatment.  Approved.  

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As the principle of a dwelling on this plot has been established, the only considerations concern the effect of the amended house type, and its amended position on the plot, on visual amenity and upon the amenities of nearby residents.

With regards to visual amenity, the design of the dwelling, its external materials and its precise location on the plot are such that, in my opinion, it would complement the adjoining dwellings within the development and would not be detrimental to the street scene.

With regards to the second consideration, I do not consider that the dwelling now proposed would have any seriously detrimental effects upon the amenities of either the established dwellings in Bosburn Drive or those recently constructed as part of this development.

Adjoining residents of Woodfold Close at the rear of the site, however, consider that the dwelling now proposed would have more of a detrimental effect upon their privacy and general residential amenity than the previously approved dwelling on this plot.

The minimum distance between the approved dwelling (excluding its garage) and the nearest bungalow on Woodfold Close is approximately 21m, and the minimum distance between the house now proposed and that neighbouring property is approximately 15m.  However, in the approved development the garage and driveway/turning area of the house would immediately adjoin the boundary of that property.  The engine noise, fumes and general activity associated with the garages would, therefore, be very close to the neighbours if the approved development was to be implemented.  In the development now proposed the garages are at the front of the site in a position where they would not have such seriously detrimental effects on the amenities of the adjoining property in Bosburn Drive.  

The amended position of the dwelling itself, however, is such that it could have had detrimental effects on the privacy of the bungalows in Woodfold Close.  However, the dwelling has been positioned at such an angle on the plot that its main views are not directly towards those neighbours, but across the open land to the east.  Care has also been taken with the window positions to ensure that there are no first floor windows (other than obscured windows) in the end of the rear elevation which is closest to the nearest neighbouring property.  This has been further ensured by amended plans received on 24 October 2007 which relocate a bedroom window further away from that end of the elevation.

With a maximum height of approximately 9.8m, the two storey dwelling now proposed is also approximately 1.2m lower than the previously approved three storey house.

Overall, whilst appreciating their concerns, I do not feel that the dwelling now proposed would result in any seriously detrimental effects on the privacy or general residential amenities of the residents of Woodfold Close.  As such, I can see no sustainable objections to this application for an amended house type.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 24 October 2007.


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

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


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

3.
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 considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

4.
Not withstanding the provisions of the Town and Country Planning (General Permitted Development Order 1995) (or any Order revoking or re-enacting that Order) the dwelling shall not be altered by the insertion of any window or doorway unless a further planning permission has first been granted in respect thereof.  


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

5.
The proposed garages shall be for garaging purposes only on the ground floor and there shall be no alterations to the garage doors without the prior written permission of the Local Planning Authority.  


REASON:  In the interests of protecting residential amenity and to ensure that adequate parking provision exists within the site, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to commencement of work, precise details of the glazing of the windows shown as obscure glazed shall be submitted to and agreed in writing by the Local Planning Authority.  These windows shall be glazed in accordance with the agreed details and shall be retained thereafter in that manner in perpetuity.  


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

7.
All windows shown as obscure glazed and fixed pane shall be of a type agreed in writing by the Local Planning Authority and, thereafter, shall be retained in that manner in perpetuity.


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

APPLICATION NO: 3/2007/0850/P
(GRID REF: SD 7308 3616)

PROPOSED TWO STOREY SIDE EXTENSION AND TWO DORMER WINDOWS TO REAR ELEVATION AT 14 THE SANDS, WHALLEY

	PARISH COUNCIL:
	Concerns were expressed that the proposal was out of proportion and that it was too near existing properties.   

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from an adjoining resident who objects to the proposal for the following reasons:



	
	1.
	The two storey side extension will be very imposing and will block a significant amount of light from a feature window over their staircase.



	
	2.
	The houses in The Sands were laid out with enough space between them so they do not overshadow each other.  The Sands is a much sought after area partly because of the appearance of the houses.  This extension would detract from the appearance of the properties. 


Proposal

The proposed development comprises three elements as follows:

1.
A two storey pitched roof side extension projecting 2m from the rear part of the existing side elevation.  The only window in the side elevation of this extension would be an obscure glazed window to a ground floor cloakroom.

2.
A pitched roofed single storey extension across the whole of the rear elevation, including at the rear of the proposed two storey side extension.  This would project 2.5m from the existing rear elevation.

3.
Two pitched roofed dormer windows in the rear elevation.  One would be wholly within the existing roof and the other would be part within the existing and part within the roof of the proposed two storey side extension.  

The walls of the extension would have a rendered finish with stone quoins to match the existing dwelling.  The roofs of the extensions and dormers would be slate to match the existing.  The cheeks of the dormers would also be hung with matching slates.

Site Location

The application relates to one of the semi detached two storey houses on the north side of The Sands opposite the grounds of Whalley Abbey and within the Conservation Area.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

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 matters for consideration in the determination of this application relate to the effects of the proposed extensions and dormer windows upon the appearance of the property itself and upon the amenities of neighbouring residents.

As the single storey rear extension would project only 2.5m from the existing rear elevation, and would not have any windows in either of its end elevations, this part of the proposal, in my opinion, would not have any seriously detrimental effects on the amenities of any neighbouring residents.  Being at the rear and constructed in matching external materials, the rear extension would also not have any detrimental effects upon the appearance of either the property itself or the locality. 

The two proposed dormer windows are also appropriately designed with pitched roofs and matching slates, and would be located on the rear roof slope.  I can therefore see no objections to the proposed dormers with regards to either visual amenity or the amenities of neighbouring residents.  

It is the two storey side extension which requires the most careful consideration.  Again, I consider its design, external materials and fenestration details to be appropriate such that it would not have any detrimental effects on the appearance of the property itself.  With regards to the street scene, the consideration to be made is whether this extension would result in a terracing effect to the detriment of the appearance of this attractive row of semi detached houses.  This extension would only project 2m from the existing side wall, and its front wall would be set back approximately 3m from the main front elevation.  As such, I do not consider that this extension would result in a terracing effect to the detriment of the appearance of the street scene/conservation area.

The Parish Council did not object to the proposal but expressed concerns that it was out of proportion and that it was too close to existing properties.  The owner of the adjacent unattached house considers that the extension would detract from the appearance of these properties and would adversely affect light to a feature window over her staircase.

I do not consider this proposal to be too large for this dwelling or its curtilage, and consider that the relatively small reduction in the gap between the two properties is not seriously detrimental to the appearance of the street scene.  The loss of light to an obscure glazed window over a staircase (ie a non habitable room) does not represent a sustainable reason for refusal of the application.  

A bat survey submitted with the application concludes that the proposed work does not pose any threat to roosting or breeding bats.  This matter, however, will still need to be the subject of an appropriate condition.

Overall, subject to such a condition, I can see no sustainable objections to this application.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 15 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.

APPLICATION NO:
3/2007/0893/P
(GRID REF: SD 360864 439197)

NEW AGRICULTURAL LIVESTOCK BUILDING ON NORTH SIDE OF FARMYARD AT LITTLE TOWN FARM, THORNLEY

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



	ADDITIONAL REPRESENTATIONS:
	One letter has been received in regards to this proposal from nearby residents, who wish to raise the following;

	
	· The farm lies within the Area of Outstanding Natural Beauty, and we would like the Planning Committee to consider the question of tree screening. Over the last 20 years or so, considerable development has taken place at this farm, changing it from a simple dairy farm to a busy commercial enterprise producing yoghurt and other products. A line of tall conifer trees screened the original farm buildings, and when planning permission was sought for the new yoghurt factory, a line of screening trees was shown on the approved plans. Although trees and hedges have been planted around the two large private dwellings that have been built on the site, the line of screening trees in front of the yoghurt factory has so far not materialised, and no tree screening has been put in place in front of other buildings. We therefore ask the committee to insist on screening around any new development at this site to protect further intrusion into the countryside.


Proposal

The application seeks permission to erect an agricultural building for the use of additional winter housing for young stock reared on the farm. The proposed building would occupy a space approx. 18m to the north of the existing large dairy cattle building, and will have a sloping roof. It will measure approx. 31.9m long x 6m wide x 3.6m to the highest point of the roof, sloping down to 2.4m high. The building will be enclosed on three sides, constructed in Yorkshire Boarding roof to ground and with a dark brown, cement fibre roof, with the open front facing the Dairy Cattle Building.

Site Location

The site is a large agricultural holding, located to the north of Longridge, within the Forest of Bowland Area of Outstanding Natural Beauty. The building would be approximately 186m from the adjacent highway, Chipping Road.

Relevant History

3/2004/0646 – Erection of farm workers dwelling (Outline application) - Refused.

3/2004/0376 – Extension to existing slurry store, both above and below ground level  – Granted Conditionally.

3/2004/0207 – Secure agricultural storage building adjacent to existing farm buildings – Granted Conditionally.

3/1994/0707 – Extension to Cattle Housing – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect an agricultural building for the use of additional winter housing for young stock reared on the farm, which will be utilised in conjunction with the other existing buildings on the unit. The proposed building would occupy a space approx. 18m to the north of the existing large dairy cattle building, and will have a sloping roof. It will measure approx. 31.9m long x 6m wide x 3.6m to the highest point of the roof, sloping down to 2.4m high. The building will be enclosed on three sides, constructed in Yorkshire Boarding roof to ground and with a dark brown, cement fibre roof, with the open front facing the Dairy Cattle Building.

The main issue arising from this application is the visual impact of another building at that location. It is considered that as the building will be well within the existing group of farm buildings on the site, it will have no impact on the adjacent neighbouring properties, and bearing in mind the design and style of the building is appropriate for this type of area, the proposed site provides the most appropriate location given that it will create a small addition to a nucleus of buildings, and will not create further built development spread into the open areas surrounding the existing buildings.

Finally, with regard to the comments from the nearby neighbours, whilst I note the point that pervious screening may not have been implemented at the site in accordance with previous permissions, the location of the new building is well within the existing group of farm buildings on the site, and as such consider that there is no requirement for the create of a landscaping/screening condition to be placed on any subsequent approval of this particular proposal, as it will have little if no impact on the surrounding area as it will create no further built development spreading into the open areas surrounding the existing buildings.
Therefore, whilst I am mindful of the comments from the objectors, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of the materials 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.

Note(s)

1.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

2.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).

APPLICATION NO:
3/2007/0935/P
(GRID REF: SD 362768 444588)

EXTENSION OF EXISTING SHEEP HOUSING AND PROPOSED NEW MANURE STORE AT LAUND FARM, LEAGRAM ESTATE, LEAGRAM WITH BOWLAND

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



	ADDITIONAL REPRESENTATIONS:
	N/A


Proposal

The application seeks permission to extend an existing agricultural building and erect a new agricultural building for the storage of manure. The proposed extension to the existing sheep building will extend the length of it from approx. 36.5m to approx. 45.65m, but it will remain at the same width of 26.99m, and at the same height of 6.9m to the ridge. The proposed new manure store building is shown to be located approx. 14m north east of the new extension to the sheep building, and will measure 23.05m long x 9.21m wide and 6.97m to the ridge of the apex roof. The buildings will be constructed in Yorkshire Boarding, above concrete panels, and a cement fibre roof, details of which shall be submitted to and approved in writing by the Planning Department before the commencement of development should it be approved.

Site Location

The farm is situated on the Leagram Hall Estate, and aside from the farmhouse itself, which is from the Georgian period, the surrounding buildings are relatively new. The farm is positioned approx 680m from the nearby highway, approx. 550m from the nearby Leagram Hall and approx. 1m from Chipping Village, and it lies within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2006/0739 – To roof over current feeding area and to extend height 3m to eaves – Granted.

3/2002/0636 – Replacement of old telepole building with a proprietary timber framed agricultural building for the over wintering of milking sheep  – Granted.

3/1999/0305 – New Stock Building – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to extend an existing agricultural building and erect a new agricultural building for the storage of manure. 

The main issue arising from this application is the visual impact of the buildings at that location. Bearing in mind the design and style of the buildings, they are considered appropriate for the area. The siting of the buildings is also considered to provide the most appropriate location given that it will create a small addition to a nucleus of buildings, and will not create further built development spread into the open areas surrounding the existing buildings. The Agent notes within the Design and Access Statement, that the proposed buildings will have an earth mound and be screened with planting as previously done, however there are no specific details with the application. I consider this proposal to be acceptable as it will further screen the buildings, however details of the proposed landscaping have not been submitted and as such a condition is proposed to see details of the landscaping prior to the commencement of any development, should the proposal be granted.

As such I consider the scheme to comply with the relevant policies, and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of the materials 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.

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


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


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

NOTE(S)

1.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

2.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).
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