RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 21 MAY 2009
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:

	3/2008/1045/P
	Re-roof of Grade II* listed barn 
	Hall Barns, Stonyhurst

	3/2009/0014/P
	Replacement of 4 No wooden framed single glazed windows to front and 2 No wooden framed single glazed windows to rear, with double glazed wooden framed windows of similar “Georgian” style to existing 
	19 Windy Street

Chipping

	3/2009/0062/P
	Proposed demolition of existing residential outbuilding and construction of replacement outbuilding to provide ancillary residential garage, storage and family hobby/study space and a self contained holiday let including associated external works
	Mill Farm

Mill Lane

Waddington

	3/2009/0068/P
	Extend illuminated free standing sign
	Canberra Sports and Social Club

Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2009/0076/P
	Change of use from Public House to residential with ancillary bed & breakfast  
	The Craven Heifer

Chipping Road, Chaigley

	3/2009/0092/P
	Discharge of Condition 1


	British Aerospace. Samlesbury Aerodrome Balderstone

	3/2009/0095/P
	Addition of ‘grab’ handles to the outside of the door to ease disabled access
	Sawley Quaker Meeting House

Grindleton Road, Sawley

	3/2009/0101/P
	To hack out by hand the existing sand and cement pointing at the rear of the building and to re-point using a mixture of washed sand (3 parts), grit (2 parts) and lime (1 part, 3.5NHL)


	Higher Parkhead Cottage

Accrington Road

Whalley

	
	
	

	3/2009/0139/P
	Single storey side extensions to restaurant, alterations to roof layout and minor alterations to front elevation
	Sha Jan Indian restaurant

Longsight Road

Clayton-le-Dale

	3/2009/0147/P
	Replacement dwelling


	Higher Greystoneley Farmhouse

Whitewell, Clitheroe

	3/2009/0163/P
	New extension to rear to accommodate new fire exit stairway including forming access via the existing bathroom. 1-hour fire compartmentation of first floor from ground floor and new bedroom and bathroom formed from existing office 
	The White Bull

Main Street

Grindleton

	3/2009/0164/P

(LBC)
	New extension to rear to accommodate new fire exit stairway including forming access via the existing bathroom. 1-hour fire compartmentation of first floor from ground floor and new bedroom and bathroom formed from existing office 
	The White Bull

Main Street

Grindleton

	3/2009/0167/P
	Formation of 8 No car parking bays, 6 No standard and 2 No disabled, to the front of 
	Acremount Flats

Greenacres, Read

	3/2009/0168/P
	Single storey extension to create porch at rear of dwelling
	Lowlands Stables

Newton-in-Bowland

Clitheroe

	3/2009/0169/P
	Agricultural barn to house agricultural equipment and storage of timber
	Squire House

Clitheroe Road

Knowle Green

	3/2009/0170/P
	Alteration to east gable of Lowlands Cottage by attachment of an extension to adjoining Lowlands Stables and reinstatement of doorway
	Lowlands Cottage

Newton

	3/2009/0191/P
	Demolition of existing terraced houses and proposed rebuild with small extensions 
	3 & 4 The Finches

Primrose Hill, Saccary Lane

Mellor

	3/2009/0192/P
	Proposed erection of an extension to front and side elevations and alterations to existing balcony and front elevation entrance doors 
	Tree Tops

Wiswell Lane

Whalley

	3/2009/0198/P
	Proposed change of use and alterations to existing agricultural building (cow milking shed) to water bottling plant, Use Class B8
	Cow House Hill Farm

Gisburn Road

Bolton-by-Bowland

	3/2009/0201/P
	Proposed single storey Orangery to side of dwelling.
	Fellside, Stonyhurst

Clitheroe

	3/2009/0207/P
	Proposed single storey extension


	Chapel House, Chaigley Clitheroe

	3/2009/0212/P
	Single storey kitchen extension to rear
	Holmecroft

Snodworth Road, Langho



	3/2009/0216/P
	Proposed single storey canteen and single storey option infill courtyard extensions to provide improved private study and recreation space. Erection of single storey accessible main entrance and reception foyer. All as part of a phased development
	Clitheroe Royal Grammar School Sixth Form Centre

York Street

Clitheroe

	3/2009/0220/P
	Proposed porch at front entrance to accommodate wheelchair access. Provision of disabled toilets 
	Pendleton Village Hall

Pendleton

Clitheroe

	3/2009/0226/P
	Proposed kitchen and utility room extension to rear elevation (Re-submission of 3/2008/0946/P)
	Myrefold Barn

Longsight Road

Clayton-le-Dale

	3/2009/0232/P
	Conversion of existing conservatory into a kitchen and downstairs W.C. with Cambrian slates to replace the existing translucent roof panels, and a brick exterior to match existing
	19 Ribblesdale Road

Ribchester

	3/2009/0238/P
	New two storey side extension with single storey wing to the rear. External works include the re-modelling of an existing embankment 
	3 Highmoor Park

Clitheroe

	3/2009/0243/P
	Demolition of existing outbuildings and erection of a single storey rear extension and alterations
	Alpes Butchers

14 – 16 Shawbridge Street

Clitheroe

	3/2009/0246/P (LBC)
	Erection of a commemorative plaque on the side of the well.  The plaque will be rectangular in shape and measure 65cm x 40cm, of grey colour with white border and lettering
	Stocks Well

Wesleyan Row

Clitheroe

	3/2009/0252/P
	Proposed demolition of existing front porch and erection of replacement porch and orangery
	Walton Fold Cottage

Walton Fold, Longridge

	3/2009/0255/P
	Single storey extension to the rear of both properties
	31 & 32 Blackburn Road

Ribchester

	3/2009/0262/P
	Proposed kitchen and utility room extension and new porch 


	42 Painterwood

Billington


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0156/P

Cont/

Cont….
	New loft conversion including construction of rear dormer, new velux rooflights to front roof slope
	2 Pasturelands Drive

Billington
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Over dominant and intensive development to the detriment of the visual amenity of the property, the street scene in general and loss of privacy to adjacent neighbour

	3/2009/0171/P
	Erect covered walkway to east of main building and erect open canopy over main entrance door 
	Spread Eagle Hotel

Clitheroe Road

Barrow
	G1 – Detriment to visual amenity

	3/2009/0178/P
	Lounge extension to side of dwelling 
	Rodhill Lodge

Bolton-by-Bowland
	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic design of its south-west elevation and the considerable loss of important historic fabric. The proposal would result in the loss of the adjacent Silver Birch tree which makes a positive contribution to the Forest of Bowland AONB.  

	3/2009/0179/P
	Lounge extension to side of dwelling 
	Rodhill Lodge

Bolton-by-Bowland
	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic design of its south-west elevation and the considerable loss of important historic fabric. The proposal would result in the loss of the adjacent Silver Birch tree which makes a positive contribution to the Forest of Bowland AONB.  



	3/2009/0214/P
	Proposed new dwelling (detached two bedroom bungalow) within the existing garden
	34 Green Lane

Longridge
	Inappropriate design and siting, impact on streetscene and loss of privacy. Contrary to Policy G1.


SECTION 106 APPLICATIONS 

	Plan No:
	Proposal/Location:
	Progress:

	3/2007/1144
	Mixed housing and commercial at land at Barrow Brook, Barrow
	Signed 7 May 2009

	3/2007/0555
	Affordable housing at Petre House Farm

Whalley Road, Langho
	Signed 7 May 2009


TOWN AND COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT) ORDER 1995 PARTS 6 & 7 PRIOR NOTIFICATION OF AGRICULTURAL AND FORESTRY BUILDINGS AND ROADS PRIOR APPROVAL NOT REQUIRED

	Plan No:
	Proposal:
	Location:

	3/2009/0242/P
	Storage building
	Lower Boyce Farm

Blackburn Road, Ribchester


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2009/0004/P
	Proposed two storey kitchen and bathroom extension 
	7 Larkhill Cottages

Old Langho

	3/2009/0097/P
	Erection of a single storey service shop, attached to the existing service shop and alterations to the existing roof
	Petre Garage Ltd

Whalley Road

Langho

	3/2009/0105/P
	Erection of garden room side extension and various fenestration and landscaping alterations and improvements.  Widening of access gate opening and realignment of private drive including associated landscaping work and construction of a replacement garden store.  Installation and resiting of sewage treatment plant and soakaway to replace an exi5ing septic tank
	The Heaning

Dunsop Bridge Road

Newton-in-Bowland

	3/2009/0126/P
	Strip and make good existing part of roof which is of distressed construction and allowing ingress of water.  Take off existing stone slates and ridge tiles and stack, take off existing battens, re-slate using new pegs and bed on ridge tiles.  No change to roofspace works all on extension 
	Cottam Hall

Knowle Green

	3/2009/0161/P
	Erection of 1 holiday cottage
	Land at Harrop Fold

Bolton-by-Bowland



	
	
	

	3/2009/0231/P
	Installation of sun pipes projecting through existing roof slope
	Clitheroe Health Centre

	3/2009/0263/P
	New gate in boundary wall into adjacent school yard repositioning notice board and provision of underground heating oil tank to replace above ground tank
	St Andrews Church

Slaidburn


APPEALS UPDATE

	Application No:
	Date Received:
	Applicant/Proposal/Site:
	Type of

Appeal:
	Date of

Inquiry/Hearing:
	Progress:

	3/2007/0911

D
	3.7.08
	Mr & Mrs K Sanderson

Retrospective application for the siting of a mobile home for a three year period for use as a temporary farm workers dwelling 

Brookside Farm

Moss Side Lane

Thornley
	_
	
	APPEAL ALLOWED 30.4.09

	3/2008/0099

D
	27.8.08
	T Robinson & Sons

Outline application to build a farm workers dwelling (Re-submission)

Former site of Crossbank Laithe

Off Catlow Road

Slaidburn
	_
	
	APPEAL DISMISSED 23.4.09

	3/2008/0496 & 0497

D
	29.9.08 & 30.9.08
	Mr J Houldsworth

One internally illuminated wall mounted sign (at first floor level) and two non-illuminated signs (at eye level)

2-4 Duck Street

Clitheroe
	WR
	_
	AWAITING DECISION

	3/2008/0204 & 0272

D
	21.10.08
	Mr D Outhwaite Bentley

Proposed roof alterations and construction of 4no dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access

Mellor Lodge

Preston New Road

Mellor
	WR
	_
	AWAITING DECISION

	3/2008/0795

D
	19.1.09
	Mr P Brierley

Proposed link extension between existing dwelling and existing garage

Cobblers Cottage
Grindleton
	WR
	_
	Awaiting site visit

	3/2008/0920

D
	28.1.09
	Mr Alan Kinder

Erection of one dwelling in side garden with new access

1 The Grove

Whalley
	WR
	-
	Awaiting site visit

	3/2008/0667

D
	28.1.09
	Mr C Garth-Jones

Demolition of agricultural buildings and construction of two holiday cottages.  Construction of detached garage

Halsteads Farm

Rimington Lane

Rimington
	-
	Hearing – to be held 18.6.09
	

	3/2008/0861

D
	29.1.09
	Mr & Mrs E Alcock

Proposed granny annexe and garage extension (Resubmission)

Ellis House

Kenyon Lane

Dinckley
	WR
	_
	Site visit 27.5.09

AWAITING DECISION

	3/2008/0459

D
	5.2.09
	Mr Colin Mustoe

Proposed ‘parkland’ extension to existing residential curtilage, for private domestic use

Salesbury Hall

Salesbury Hall Road

Ribchester
	-
	Hearing – to be held 2.6.09
	

	3/2008/0507

D
	11.2.09
	Mr Peter Tomlinson

Retrospective application for a replacement fence erected on top of an existing wall

4 Moorland Road

Langho
	WR
	-
	Awaiting site visit

	3/2008/0727

D
	11.2.09
	Mr David Wilmot

Retrospective planning application for the erection of a 1.8m high timber fence with feather edged fascia

10 Colthirst Drive

Clitheroe
	WR
	_
	Awaiting site visit

	3/2008/0753 & 0754

D
	1.4.09
	Mr J Dewhurst

Erection of two dwellings following conservation area consent for demolition of one dwelling and outbuilding and access alterations

The Cottage

Lower Lane

Longridge
	WR
	_
	Awaiting site visit

	3/2008/0743

D
	14.4.09
	Mr & Mrs Stuart

Single storey kitchen extension

The Barn

Hill House

Sawley Road

Grindleton
	Fast Track Householder Pilot
	_
	

	3/2009/0151

D
	5.5.09
	Mr Karl Haslam

Re-roof existing shed to create pitched roof

56 Henthorn Road

Clitheroe
	WR
	_
	Notification letter and questionnaire to be sent by 15.5.09

Statement to be sent by 12.6.09


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:
3/2008/0789/P
(GRID REF: SD 376763 434444)

RESIDENTIAL DEVELOPMENT (9 NO. DWELLINGS) AT READ MOTOR BODIES, HAMBLEDON VIEW, READ, BURNLEY, LANCASHIRE, BB12 7PD

	PARISH COUNCIL:
	The Parish Council has no observations.



	COUNTY SURVEYOR (LCC):
	No objections to the application in principle on highway safety grounds subject to the relevant conditions.



	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby neighbours in Read, one in support as the scheme will tidy up the site, and one with the following points of objection:

1. Concerns regarding the provision of off-street parking,

2. Access to business will be blocked by designated parking areas,

3. Concerns regarding deliveries being blocked.


Proposal

This application seeks permission for the demolition of an existing one and a half storey concrete blockwork built garage on land off Hambledon View, Read, adjacent to the cricket ground, and the erection of nine residential units. The nine units include four, three-bedroom terraced properties, four, two-bedroom flats and one, one-bedroom flat. The units are linked together in an L-shaped design, with the terraced properties measuring approx. 10.05m to the roof ridge, and approx. 11.69m to the roof ridge of the flats. The off-shot to the rear of the flats that creates the L-shape measures approx. 7.52m to the roof ridge. The buildings proposed will be constructed in coursed stone with grey coloured roof tiles, however given the limited detail provided the materials will be considered through an appropriate condition. The scheme provides one parking space per unit, with additional visitor parking created adjacent to the site.

Site Location

The site is located off Hambledon View, Read, within the settlement boundary as designated by the Local Plan. The site lies adjacent to land designated as ‘Green Belt’ to the south of the site. The site covers approx. 0.1071 hectares.

Relevant History

3/1987/0804/P – Proposed extension to existing garage – Granted Conditionally.

3/1984/0241/P – Change of Use from abattoir to motor vehicle repair garage – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G3 – Settlement Strategy.

Policy EMP11 – Loss of Employment Land.

Policy L4 of the Regional Spatial Strategy.

PPS3 Housing.

PPS7 Sustainable Development in Rural Areas.

Environmental, AONB, Human Rights and Other Issues

The keys issues with regards to this proposal are the visual impact on the streetscene, potential impact on the residential amenity of nearby neighbours, impact on highway safety and the compliance of the development of the site for housing, given the loss of employment land.

Compliance of the Development with Housing Policy

The Committee will be aware of the consultation document ‘Draft Affordable Housing Memorandum of Understanding’, that was reported during the March Committee this year, which suggests that on all other locations in the borough (other than Longridge and Clitheroe) for developments of 3 or more dwellings, the Council will require 51% affordable units on site. However, whilst this may have some consideration the scheme needs to be considered against the current saved Policy G3 within the Local Plan that allows for development wholly within the built part of the settlement, I am satisfied the principle of development is acceptable in accordance with current plan policy, and that it will also bring other added environmental benefits to the area by virtue of the loss of a bad neighbour industry.

Visual Impact

The adjacent properties and businesses on Hambledon View and the other adjacent streets are a mixture of two and three storey properties, the majority of which are stone built. Given the differing heights of the various sections of the scheme, it is considered to sit well in the streetscene without being over dominant, and as such will cause no significant visual impact.

Impact on Residential Amenity

Due to the orientation of the building on site, and the location of the various habitable room windows, there is considered to be sufficient distance between both the front and rear elevations of the proposed units and those adjacent, and as such no properties will be overlooked. In addition, as the proposed two-storey projection from the rear of the three storey flat element has been altered in design and massing, there will be no detrimental impact on the potential occupiers of the new terraced properties. In addition, given the proposed boundary fencing proposed between the units, the Council do not consider there to be any significant impact on the amenity of the occupiers of the adjacent properties.

Highway Safety Issues

The LCC County Surveyor notes that further to his previous response concerning the above application, the amended drawings detail measures to restrict parking on Hambledon View for the benefit of the safe operation of adjacent businesses. As such, he is satisfied that these measures will act to secure access for vehicles operating from the existing commercial premises on the north side of Hambledon View, and in view of these amendments, he raises no objection to the application in principle on highway safety grounds, subject to the appropriate conditions.

Other issues

Having assessed the site in relation to Policy EMP11, it is clear that there will be significant environmental benefits to the local community as the existing employment use on site currently creates noise, traffic and pollution problems to the occupiers of the nearby adjacent housing, given the limited on-site parking and service areas related to the business. The proposed use of the site for housing with designated parking areas will not only tackle the existing parking issues, but also tidy up the run-down site as is at present. In addition, a letter from a local property surveyor has been supplied outlining that the demand for this site, indeed any site of this size in this vicinity, is considered to be very limited due to the location of the site, parking and accessibility, and that the industrial accommodation at Friendship Mill is more likely to meet demand. The letter also notes that commercial users do not want to be located in small villages where access is difficult and there is such a high proportion of residential accommodation, which could lead to objections.
Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from the nearby neighbour, I consider the scheme to comply with the relevant policies, and as such 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.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


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

2.
Precise specifications and samples of walling and roofing materials and details of any 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.

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


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

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E and F, 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.

5.
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.

6.
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.

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 the commencement of development, a contaminated land report shall be submitted to the Local Planning Authority. The report shall comprise an investigation and risk assessment, in addition to any assessment provided with the planning application, and shall be completed in accordance with a scheme to assess the nature and extent of any contamination on site, whether or not it originates on the site. The contents of the scheme are subject to the approval in writing of the Local Planning Authority. Competent persons must under take the investigation and risk assessment and a written report of the findings must be produced. The written report is subject to the approval in writing of the Local Planning Authority. The report of the findings must include:

1) 
a survey of the extent, scale and nature of contamination;


2) 
an assessment of the potential risks to:

human health,

property (existing or proposed) including buildings, crops, livestock, pet, woodland and service lines and pipes,

adjoining land,

ground waters and surface waters,

ecological systems,

archaeological sites and ancient monuments.

3) 
an appraisal of remedial options, and proposal of the preferred option(s).


and this must be conducted in accordance with DEFRA and the Environment Agency's "Model Procedures for the Management of Land Contamination, CLR 11."


REASON: To ensure that risks from land contamination to site workers; future occupiers and users; and to neighbouring land, controlled waters, property and ecological systems are minimised in accordance with Policy G1 of the Local Plan.

9.
The car park shall be surfaced or paved in accordance with the scheme hereby approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


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

10.
The new vehicular access point proposed to the rear of the new buildings shall be constructed in accordance with the amended site received on the 3rd of April 2009, and the sightlines provided shall be kept free of all buildings, structures or erections above the surface of the land and shall remain so in perpetuity.


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

11.
Prior to the their use in accordance with the approved development, specific details of the 6 no. bollards shown on the amended site plan dated 3rd of April 2009 shall be submitted to and approved in writing by the Local Planning Authority. The 6 no. bollards shall then be erected as per the approved plan, supported by an adjacent ‘Keep Clear’ sign, and shall remain there in perpetuity.


Reason: In the interest of the visual amenity and highway safety of the area, and in accordance with Policy G1 of the Local Plan.

12.
No part of the development, hereby approved, shall be occupied until the approved scheme referred to in Conditions 9, 10 and 11 have been constructed and completed in accordance with the scheme details.


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

13.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of development and thereafter retained.


REASON: In order to encourage renewable energy and comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

14.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 3 November 2008 and 3 April 2009.


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

APPLICATION NO:
3/2009/0030/P (CAC) & 3/2009/0064/P (PA)

(GRID REF: SD 374514 441936)

PROPOSED DEMOLITION OF EXISTING OUTBUILDINGS (CAC) 

CHANGE OF USE FROM FORMER CAR REPAIR BUSINESS TO A CAR PARK OF 12 SPACES FOR THE GRAND (PA), CENTRAL GARAGE, BACK YORK STREET, CLITHEROE 

	TOWN COUNCIL:
	No objections 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Originally expressed the following highway safety concerns regarding the proposed design and operation of the car park.

	
	1.
	Not clear if it is to be used as a staff car park.  If this is the case, then it needs to be identified and signed accordingly, with information for residents and visitors concerning its availability; 



	
	2.
	The location and operation of the proposed barrier is a concern.  The drawing provided, G(-)03, shows the barrier running directly behind the back of the carriageway.  In view of its position, how will users turn into the site and operate the swipe card entry system?  Furthermore, the barrier supports are too close to spaces 1 and 5 and are likely to suffer damage.  Both spaces should be set back further into the site;



	
	3.
	The barrier should be set back at least 5m into the site to allow vehicles to leave the carriageway and provide a suitable location for the operation of the electronic swipe card entry system;



	
	4.
	Will access be maintained to enable the existing commercial activity from the site to continue?



	
	Following the submission of revised drawings the County Highways Officer does not object to the scheme.



	ENVIRONMENT AGENCY:
	The Agency provides standard advice and condition for sealed surface car parking/service areas which are greater than 0.5 hectares and/or 100 spaces; N/A in this case.

	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	No archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	The residents of 31 Wellgate have a shared boundary with the site at the rear of their property.  The rear is the one quiet aspect of their property and they are concerned that the current zero level of noise in the evenings will rise considerably, particularly at the end of the evening as visitors leave The Grand, possibly at the same time.  Would like signage reminding users of the residential nature of the neighbourhood and a curfew placed on car park usage.  They suffer from noise at the front of their property and do not want this replicated at the rear where their daughter sleeps (single glazing in a listed building).  Unclear what is to happen to the garage building but if this is to be demolished to provide further parking then this would strengthen the concerns above.  


Proposal

Conservation area consent is sought for the demolition of two rows of single storey rendered brickwork and profiled asbestos cement roof sheet outbuildings which line the north west (to York Street) and south west (to Wellgate) boundaries of the former Central Garage (car repairs) site.  

Planning permission is sought for the change of use of the land to the front (north west) of the main garage building to provide 12 car parking spaces for staff of (6 spaces) and visitors during events to (6 spaces) The Grand performing arts centre on York Street.  

The design and access statement states that perimeter traditional walling is to be cleaned and repaired; existing macadam surfaces are to be made good and extended into the area of the existing outbuilding and an automatic control barrier and bollards are to be provided to prevent unauthorised parking.  

The agent confirms that the applicant does not intend to use the main garage building for commercial purposes and has no specific proposals for its reuse (the revised plans suggest use for storage).  I note that the proposed car park scheme does not appear to compromise access to the main former garage building.  

Site Location

The site and buildings are now vacant but were occupied until recently by a car repairs business.  All garage buildings are of modern and utilitarian construction although boundary walls are traditional in material and form.

The site is within Clitheroe Conservation Area.  The Clitheroe Conservation Area Appraisal (adopted 3 April 2007) does not appear to draw particular attention (positive or negative) to the site but it is noted that unidentified ‘vacant properties in Back York Street’ are identified in the text as Sites for Enhancement.  The appraisal identifies all of the non listed buildings to the north, west and south of the site as Buildings of Townscape Merit which make a positive contribution to the character and appearance of the Conservation Area.  29-33 Wellgate are Grade II listed buildings.  The site is separated from properties on Wellgate by a circa 3m high wall and a stand of mature trees.   

The site is within Clitheroe shopping centre as identified at Policy S1 of the Ribble Valley Districtwide Local Plan.

Relevant History

79/0632 – Reconstruction of Central Garage.  Planning permission granted 30 August 1979.

6/2/1817 – Lean to building for use as garage and booking office at Tomlinsons Taxi Service.  Planning permission granted 2 February 1971.

6/2/1327 – New boiler house, oil store and car port.  Planning permission granted 8 November 1965.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the conservation area consent application is the duty required by Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to consider whether proposals preserve or enhance the character or appearance of Clitheroe Conservation Area.  The planning application, in addition, requires the consideration of highway safety issues and the impact of development upon adjoining and nearby land uses and the amenity of local residents.

I would concur with the consultants who produced the Clitheroe Conservation Area Appraisal that the buildings proposed to be demolished do not make a positive contribution to the Conservation Area.  I am also satisfied, subject to minor amendments to retain the site’s enclosure, that the proposed car parking scheme at least preserves the character and appearance of the Conservation Area.  The submitted plans propose that bollards define the site boundary adjacent to Back York Street.  However, I am mindful of the guidance in the Clitheroe Conservation Area Management Guidance (The Conservation Studio, 2006) in respect to Boundary Treatments that:

Traditionally, most boundaries in the Clitheroe Conservation Area are defined by stone walls, of varying heights.  Sometimes, soft hedging is located behind the wall to provide greater privacy or vertical iron railings may be set on a low stone wall.

For new development in Clitheroe, it is important that local materials and detailing are used and new boundaries following the historic precedent of stone will help development to fit in to its context.  It is therefore suggested that if Members are minded to approve the planning application, that a condition seeking a revised boundary treatment be attached.

I am mindful of the concerns of the local residents on Wellgate in respect to noise issues.  Environmental Health Officers have no objection to this proposal subject to appropriate signage, which would help to reduce the likelihood of any noise impact.  However, both sites are within the Clitheroe shopping centre and in my opinion the distance between 31 Wellgate (building) and the proposed car parking and the existing form of the boundary treatment (high walling and mature trees), will limit the noise impact to an acceptable level.  

I note the latest comments of Lancashire County Council Highways Officer and I am satisfied that the scheme has an acceptable impact upon highway safety.  

SUMMARY OF REASONS FOR APPROVAL

Conservation Area consent application – the proposed would have an acceptable impact upon the character and appearance of Clitheroe Conservation Area.

Planning application – the proposal would have an acceptable impact upon the character and appearance of Clitheroe Conservation Area, highway safety and residential amenity which is in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.  

RECOMMENDATION 1: That Conservation area consent be granted conditionally subject to the following condition:

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


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

RECOMMENDATION 2: Grant planning permission conditionally subject to the following conditions:

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 May 2009.


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

3.
Precise specifications and samples of walling materials including coursing, dressing and coping shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character and appearance of Clitheroe Conservation Area.

4.
Notwithstanding the car park entrance treatment shown on the submitted plans revised proposals for this element of the scheme which incorporate 1m high stone walling shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.


Reason:  In order to provide an appropriate enclosure to the site and to safeguard the character and appearance of Clitheroe Conservation Area.

5.
Prior to commencement of use, a signage scheme shall be submitted to and approved in writing by the Local Planning Authority and implemented before its use.


REASON: In order to protect residential amenity and to comply with Policy G1.

NOTE

1.
The applicant is requested to display a sign to encourage visitors and staff to leave the site in a courteous manner having regard to nearby residents.

APPLICATION NO:
3/2009/0133/P
(GRID REF: SD 370624 434874)

PROPOSED EXTENSION TO HOTEL INCLUDING A NEW BEDROOM BLOCK, SPA BUILDING, LANDSCAPING AND PARKING AT NORTHCOTE MANOR, NORTHCOTE ROAD, LANGHO

	PARISH COUNCIL:
	No objections. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Based on the additional plans, no objection.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

This application is in four distinct areas, the first being a modest extension to the main building to incorporate a bay window and dining room extension.  This extension is to create an additional bay projection on the front of the building where the main entrance is and would be approximately 12m x 3m and be of single storey construction with roof lights to enter the property.  It will have an appearance of a flat roof but would have a parapet wall to relate to the main character of the building.  The maximum height would be 4.3m.  

Another element of the proposal is a two storey rear extension which is to incorporate a private dining room, kitchen and offices and staff quarters.  Approval has been previously granted under application 3/2005/0756.  The proposal would include offices and boardroom and staff quarters at first floor as well as additional guest bedrooms.  The extension which is located  to the rear of the main building would be designed in an T shape and the maximum size would be approximately 23m x 25m.  It would have one separate gable which would have a pitched roof.  The maximum height of the building which is similar to the existing building would be 9.3m.  

The scheme also includes two separate outbuildings; one which is to be a spa block which would be a modern building of a rectangular shape incorporating the use of glass and cedar boarding and this would measure approximately 28m x 12m with a maximum height of 4m.  This building is to be located outside of the existing curtilage associated with Northcote Manor and therefore in agricultural land.  It is situated approximately 30m from the building and would be linked by a footway to the main building.  

The final part of the development is for a separate detached annex building which is to include a 10 bedroom block which would be accessible at first floor level from the garden walkway.  The building is designed with overhanging eaves details with timber post and would have brick at ground floor level with horizontal timber boarding at first floor.  It is situated within what can be termed as the garden area and orchards of Northcote Manor and would be approximately 30m from the main building.  The building utilises the existing drop in levels which allows it to have a single storey approach from Northcote Manor yet be two storey from the roadside elevation on to Northcote Road.  In overall terms, the building is approximately 32m x 14m and would have a maximum height of 10m.  The proposal also includes the re-definement of the parking areas with additional spaces located to the side of the main building and would have a servicing facility for Northcote Manor for the 10 bedroom accommodation block.    There is no separate vehicular access to the spa building.  The proposal also includes a helicopter pad.

Site Location

The site is located within the open countryside and close to the A59 roundabout from Northcote Road.  In the immediate vicinity is the recently constructed stables and equestrian complex.

Relevant History

3/2007/0756/P – Dining room, kitchen and offices.  Approved with conditions.

3/2008/0935/P – Dining room extension.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relate to the visual impact of the extension and outbuildings as well as highway safety.  

Highway Issues

In terms of highway safety, the County Surveyor is now satisfied that subject to the additional plans which show more detail of the access arrangements, as well as the information included in the transport assessment, that this proposal will not have an adverse impact on highway safety.

Visual Amenity Issues

In terms of visual amenity issues, and the appropriateness of this type of development in the open countryside, it is important to have regard to the impact the additional built form would have on the locality.  In doing so, it is right and proper to assess the wider landscape implications and have regard to the immediate built environment.  

I am of the opinion that given the location of the complex, close to the highway network and in particular the A59 and roundabout, that the proposal would have limited detracting elements on the local landscape.  The buildings are sufficiently related to the existing complex and as such would not have a jarring element on the local landscape.  The buildings are designed to reflect the character of the existing building in relation to the extension and the additional bedroom block and the flat roof modern spa building is sufficiently remote from the main building to permit a more modern design.  I am also of the opinion that the flat roof spa facility would still be subservient to the main building and given its low roof height, the associated landscaping would not be visually prominent.

Other Issues

I consider that having regard to the introduction of additional bedroom facilities and a spa facility, this would enhance the tourism facilities to the borough, and comply with Policy RT1.  Furthermore, it is located near a main highway and a relatively sustainable location.  The building is divorced from any residential properties and as such the extensions themselves should not lead to any adverse residential amenity issues.

SUMMARY OF REASONS FOR APPROVAL

The proposal would not unduly have an impact on the visual amenity, highway safety or residential amenity.  

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

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


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

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


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


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

APPLICATION NO:
3/2009/0137/P
(GRID REF: SD 370542 434109)

PROPOSED Erection of a new detached dwelling with garage and associated works on land adjacent to 14 St Mary’s Drive, Langho
	PARISH/TOWN COUNCIL:
	No objections to this proposal. 



	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Environment Directorate (County Surveyor) - No objections on highway safety grounds subject to the hedge to St Mary’s Drive being maintained at no more than 1m above ground level to maintain visibility.



	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents who object to the application for the following reasons:



	
	1.
	Loss of light.



	
	2.
	Adverse effect on privacy.



	
	3.
	Proposal will probably result in increased parking in Tudor Close, exacerbating existing parking problems in this small cul de sac, and resulting in increased noise for the residents of Tudor Close.



	
	4.
	The submitted plans show two trees to be retained in the rear garden but could they not be removed at a later stage.



	
	5.
	Will the existing Beech hedge remain to maintain the present privacy?



	
	6.
	Loss of view.



	
	7.
	Development would affect rainwater drainage and the flow of underground springs from this land.  This has been a reason for refusal of proposed development of this land in the past.


Proposal

Permission is sought for a three bedroomed detached dormer bungalow with an attached single garage.  

The materials to be used comprise buff coloured facing bricks with reconstituted stone heads and sills, plain concrete roof tiles with similar vertical tiles on the walls of the dormers, and white UPVC window frames and fascias.  

Due to the natural incline along St Mary’s Drive, the ground floor of the property would be set 1m above the ground floor level of the adjoining No 14.  This finished floor level, however, would still be a approximately 1m below the level of the pavement to Tudor Close that adjoins the southern boundary of the site.

Site Location

The site comprises the side garden of No 14 St Mary’s Drive.  It is adjoined to the north by that property, to the west (rear) by a detached bungalow on Tudor Close (No 8) and to the south and east by similar dwellings on the opposite sides of Tudor Close and St Mary’s Drive respectively.  

Relevant History

3/1984/0433/P – Proposed bungalow.  Outline permission granted.

3/1998/0395/P – Chalet bungalow with detached garage.  Outline planning permission granted.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The site is within the settlement boundary of Langho as defined in Policy G4 of the Districtwide Local Plan.  On the original plan for this estate (which was granted planning permission is 1962) a dwelling was indicated in this particular position, but for reasons unknown was never constructed.  Outline permission has subsequently been granted in 1984 for a bungalow and in 1998 for a chalet bungalow on this site.  In granting those permissions, it was accepted that the applications related to infill development, as permitted by Policy G4, as the site was surrounded on all sides by residential development.  

The most recent outline permission (3/1998/0395/P) was granted to the current applicants, but a reserved matters application was not submitted due to the moratorium which has been in operation in recent years.  As the moratorium is no longer in operation, this application, seeking full permission, is in compliance with Policy G4 and is therefore acceptable in principle.  

The detailed considerations to be made in the determination of the application relate to visual amenity, the amenities of neighbouring residents and highway safety.

With regards to the first issue, I consider the design of the proposed dormer bungalow to be in-keeping with the general character of this locality.  Subject to the approval of precise details, I also consider the proposed external materials to be appropriate for the locality. 

The sloping ground of the site is to be levelled to give a finished floor level for the proposed dwelling approximately 1m higher than the finished floor level of the existing dwelling, 14 St Mary’s Drive, but approximately 1m lower than the adjoining pavement to the south of the site.  This would put the ridge of the roof approximately 1.65m above the ridge of No 14.  I consider these respective levels to be appropriate within the context of the existing street scene.  

The reduction in the ground levels on the southern part of the site; the existence of a single storey part of the building adjoining the southern side boundary; and the retention of the existing hedge (albeit at a reduced height) on that boundary would, cumulatively, in my opinion, result in a dwelling that is not over prominent in the street scene.  

Overall, I consider the proposal to be acceptable in relation to the consideration of visual amenity.  

With regards to residential amenity, letters of objection have been received from two residents of Tudor Close, one to the south of the site and the other on the opposite side of the cul de sac head to the west (ie no objection has been received from the immediately adjoining property to the west of the site, No 8 Tudor Close).

As originally submitted, I was concerned that the precise position of the dwelling would have had an over bearing effect on No 8 Tudor Close and would have resulted in overlooking (admittedly at a narrow angle) of windows in the front elevation of that property.  In amended plans received 28 April 2009, however, the position and orientation of the building on the plot have been adjusted so that its rear elevation is now angled to look away from No 8 Tudor Close rather than directly facing it.  As amended, I consider the proposal to be acceptable with regards to its effects upon that immediately adjoining dwelling.  

There is sufficient distance between the proposed dwelling and all the properties on Tudor Close that none of those properties would suffer from a loss of light.  As the only window in the southern side elevation is to a landing, there would, in my opinion, be no seriously detrimental effects upon the privacy of dwellings on the southern side of Tudor Close.  The rear dormer windows of the proposed dwelling would face towards the front elevations of the properties to the west of the cul de sac head of Tudor Close but, with a separation distance of approximately 34m I do not consider that there would be any seriously detrimental effects upon the privacy of those neighbouring dwellings.  Similarly, the front dormers are sufficiently far away from the dwellings on the opposite side of St Mary’s Drive.  

The issues raised by a neighbouring resident concerning loss of a view is not a material planning consideration.  The trees shown for retention on the originally submitted plans (which are of no particular merit and are not covered by a Tree Preservation Order) are shown for removal on the amended plans.  A concern has been expressed by a neighbour about drainage issues, but satisfactory drainage will of course, be a requirement of any building regulations application.  I note concern regarding highway issues but it is evident that the County Surveyor has no objection to the proposal. 

Overall, I consider the proposal to acceptable with regards to effects on the amenities of neighbouring residents.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 28 April 2009.


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 the first occupation of the dwelling hereby permitted, the existing hedge on the St Mary’s Drive frontage of the site shall be reduced in height to a maximum of 1m above the level of the adjoining pavement.  Thereafter, this hedge shall be permanently maintained at a height not exceeding 1m to the satisfaction of the Local Planning Authority. 


REASON: In order to provide satisfactory visibility for drivers exiting the driveway in the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Prior to the commencement of construction works, the precise siting of the building and its proposed finished floor slab level shall be marked out/indicated on site to be viewed and agreed in writing by the Local Planning Authority.  


REASON: To ensure compliance with the submitted plans and in the interests of visual amenity and the amenities/privacy of nearby residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2009/0155/P
(GRID REF: SD 368996 434148)

PROPOSED TWO STOREY AND SINGLE STOREY EXTENSION WITH A PORCH TO THE ORGANIC CAFÉ MAIN ENTRANCE, TOGETHER WITH ADDITIONAL PARKING FOR 20 NO. CARS AND 3 NO. ADDITIONAL DISABLED PARKING SPACES AT THE SANCTUARY OF HEALING AND ORGANIC CAFÉ, DEWHURST ROAD, LANGHO, BLACKBURN, BB6 8AF.

	PARISH COUNCIL:
	No objections.



	LCC COUNTY SURVEYOR:
	No objections on highway safety grounds in principle, however he would anticipate appropriate highway conditions being included should permission be granted.



	ADDITIONAL REPRESENTATIONS:
	One letter of support has been received for the proposed scheme, noting that:

· the scheme will further enhance a successful business;

· the centre offers help to people who have often exhausted other avenues of relief for illness; and

· given the current economic turbulence, this should be supported, as it will create additional jobs both following completion and through the construction process.

However, two letters of objection have been received raising the following points:

· An expansion to the Sanctuary will naturally increase traffic to the area to its detriment.

· Traffic will bring an increase in noise and pollution to the area.

· Car park expansion will remove a large area of vegetation and wildlife habitat.

· Devaluation of property.



	
	· Current access road to the site has been allowed to deteriorate and further traffic with worsen the wear.

· Current level of commercial development is already detrimental to this up market housing development, and

· Scheme increases further the over-development of the site.


Proposal

The application seeks permission for the erection of a two storey extension to the north facing elevation of the existing main building, measuring 22.7m x 9.7m x 8.7m to the highest point, a single storey building extension to the east facing elevation of the building 8m x 7m x 5.3m to the highest point and a porch extension to the south facing elevation of the building measuring 2.2m x 4.7m x 3.8m to the highest point. The proposed incorporates for additional treatment rooms for groups and individual practitioners, as well as seminar rooms and administration rooms.  The Organic Café extension is again to provide a larger area.

Site Location

The application site comprises a large detached building fronting Dewhurst Road, some 170m north of the Kemple View complex. The site is bordered by five dwellings to the west of the site and by playing fields to the east.

Relevant History

There have been many applications for other locations on this site, however the more recent proposals include:

3/2008/0086/P - Retrospective application for a single storey building to accommodate an equipment store and sanctuary business centre – Granted Conditionally.

3/2005/1070/P - Amendments to planning permission 3/2004/1036 dated 14 January 2005, incorporating window changes, enclosed external staircase, walled gardens and parking allocation – Granted Conditionally.

3/2004/1036/P - Redevelopment of existing building to form health clinic - Granted Conditionally.

3/2000/0185/P – Conversion of redundant office building into new offices/admin centre with catering facilities including kitchen area extension for Kemple View – Granted Conditionally.

3/1996/0792/P – Change of Use from Vacant Office to Community Wildlife Centre retaining existing building - Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The building/site to which the application relates was granted permission in 2004 for use as a health clinic, and subsequently in 2005 permission was granted for further alterations to this already approved scheme. The application seeks permission for the erection of a two-storey extension to the north facing elevation of the existing main building, a single storey building extension to the east facing elevation of the building and a porch extension to the south facing elevation of the building. Given the existing use at the site and the potential employment benefits the scheme will have, the proposal is considered to be acceptable in principle in line with Policy EMP8 of the Local Plan. Therefore, the main issues to consider are any impact on residential or visual amenity, and any potential impact on highway safety at this site and the surrounding highway network.

With regards to the potential impact on the amenity of nearby residents, it is considered that due to the distance from the proposed unit (approx. 60m) and taking into account the existing screening provided by trees and other landscaping, the Council do not consider that the nearby residential properties would be adversely affected.

With regards to the visual impact of the proposed extensions, given the location of the three extensions, they are not considered to be significantly visible from any nearby highways or viewpoint. The properties to the north of the site, The Conkers and Longsight House, will see the large two storey extension when driving from their properties, however, given its proposed design, would have no significant visual impact. As such, having visited the site and seen the current building in its finished state, it is considered that the scheme will have no significant visual impact. Indeed with regards to the proposed materials to be used for the extensions, the proposals are considered to sit well in relation to the site as a whole.

In respect of the potential impact on highway safety at the site, the LCC County Surveyor raised the following points. He notes that the additional parking proposed reflects the increased activity anticipated with the proposed improvement in facilities, and there is no expectation that the location and design of the car parking area will be detrimental or inconvenience the movement of other residents and road users in this vicinity. With the increased traffic generated by this latest extension the condition of the access road off Dewhurst Road is a concern as the carriageway surface is in poor condition and the junction is poorly laid out, given the level of use within this largely residential pocket of development. However, as the access road from Dewhurst Road to the Sanctuary is privately maintained, he is not in a position to recommend refusal of the application should no improvements be made to the present condition of the established access. For the same reason, it is not possible to justify a formal highway condition to require the applicant and other individuals charged with maintaining this access to carry out desirable improvements.  Therefore, his comments ‘recommend’ improvements but the status of the road does not allow the Council to press the applicant formally for additional highway works.  

In conclusion, whilst I am mindful of the comments from the objectors, I do not consider this application will cause a detrimental impact on the amenity of the area, on the amenity of the occupiers of nearby dwellings or on highway safety, the proposal 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 or be to the detriment of highway safety.

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

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

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

2.
Precise specifications and samples of walling and roofing materials and details of any 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.
3.
The car park shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the development hereby permitted becomes operative.


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

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


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway works.
5.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

APPLICATION NO:
3/2009/0213/P & 3/2009/0223/P (GRID REF: SD 372767 441459)

PROPOSED DEMOLITION OF OUTBUILDING, EXTENSION AND REFURBISHMENT OF EXISTING SPORTS AND LEISURE FACILITIES TO INCLUDE NEW RECEPTION/OFFICES, TOILETS, CRÈCHE, ADVENTURE AREA, MEETING ROOM, AEROBICS AND CHANGING FACILITIES AND LISTED BUILDING CONSENT AT ROEFIELD LEISURE CENTRE, EDISFORD ROAD, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	
	
	

	HIGHWAY AUTHORITY:
	Objected to the initial application on grounds of lack of servicing facilities and that it would lead to conditions to the detriment of highway safety but based on the revised plans, showing a servicing area, I have been informed that they are unlikely to object to the proposal.  Further items regarding that matter will be reported at the meeting.

	ANCIENT MONUMENT SOCIETY:

VICTORIAN SOCIETY:

SPAB:

Council FOR BRITISH ARCHITECTURE:
	}

}

}
	No representations received.

	ANCIENT MONUMENT SOCIETY/GEORGIAN GROUP:


	}


	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	No representations received.


Proposal

The proposal will involve the demolition of existing single and two storey outbuildings which are constructed of a mixture of brickwork, render and slate roof.  The roadside elevation of these buildings comprise a single storey development.  The main barn which is referred to in the listing is unaltered by the proposed demolition.  There is a glazed entrance and reception area that will be attached to the main barn.

The main new build element is a replacement building for the old changing rooms.  This is a modern building with a curbed profiled roof.  It measures approximately 11.5m x 11m with a maximum height of 7.9m.  The building is to be attached to the main modern sports hall and would extend to the existing footway.

The materials are mixture of natural coursed random stone, ashlar stone for the plinth and quoins and flat panel steel cladding.  The recessed lobby area would be glazed with a curved canopy over the entrance.  The roadside elevation will also be punctuated with full height glazing in certain locations.

A new stone wall and railings is to be constructed which would provide a pedestrian and disabled ramp to the main building.  A servicing area is provided within the site at the front of the existing stone barn.

The internal arrangements on the new building is predominantly changing rooms at ground floor and first floor.  There are also additional meeting rooms, a crèche and three multi-purpose rooms on the ground floor.

Site Location

The building is located on the outskirts of Clitheroe adjacent to Ribblesdale Pool and the existing Roefield Leisure Centre.  There is a large car park on the opposite side of the road.

Relevant History

3/2008/0114/P & 3/2008/0232/P – Planning application and listed building consent for the extension to the leisure facilities.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of this application are the impact of the proposed extension and demolition on the character on the setting of the a listed barn: the impact on the visual amenities in general and highway safety.

Impact on Listed Building

The setting of the barn is affected by the need to demolish existing buildings and the replacement building, as well as the fact that the building is attached, albeit in a minimal form to the listed barn.  I do not consider it has any wider impact on the adjacent Roefield Care Home which is also listed.

In assessing the impact it is important to have regard to the existing buildings which are to be demolished. I am of the opinion that they carry little weight in architectural terms and that the demolition itself would not lead or have a significant impact on the listed barn or the wider amenity issues.  The replacement buildings are of modern construction and use a mixture of materials and as such I do not believe they compete with the existing character of the main stone barn but rather introduce a massing which is appropriate and an architectural style which does not seek to replicate the stone barn.  In terms of the linkage to the stone barn this is a lightweight approach predominantly glazed and as such it would not have a detrimental effect on the listed building.

Visual amenities

In visual terms the building does come in close proximity to the existing footway but it should be noted that the existing changing rooms and outbuildings are also on or close to the highway.  Although this would lead to some additional massing, as the building is taller than the existing arrangement, it does also introduce different materials and would help break up the mass of the building as well as screen some of the roadside views of the modern sports complex which is to the rear of this extension.  To conclude in relation to design issues I am satisfied that this would not detract from the visual appearance of the locality.

Highway safety 

In relation to highway safety the proposal has been amended to now incorporate an area identified for servicing arrangements; on the basis of this amended plan, I am now satisfied that there are no significant highway issues.

Other issues

In relation to other issues such as residential amenity and a general recreation and tourism issues, I consider that there is limited impact on residential amenity and if anything there would be an improvement to the overall facility by modernising the changing rooms as well as introducing further building for recreational use which would enhance public use of the building.

 SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental affect upon the character or setting of the listed buildings, or visual amenity nor highway safety.

RECOMMENDATION 1: Application 3/2009/0213/P that planning permission be granted subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 1 March 2009.


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.

RECOMMENDATION 2: That listed building consent be granted under application 3/2009/0223/P subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 1 May 2009.


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

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


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

APPLICATION NO: 3/2009/0230/P
(GRID REF: SD 372670 436919)

REMOVAL OF OLD GARAGE AND REPLACEMENT WITH A NEW GARAGE AT 18 MOOR FIELD WHALLEY

	PARISH COUNCIL:
	Whalley Parish Council – No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following:

· It would be preferable if the replacement garage was not sited up the drive but was placed where the existing garage is so that it would be screened by existing trees.



	COUNTY SURVEYOR

(LCC):
	No objections on highway safety grounds.


Proposal

Consent is sought to replace the existing detached garage to the northern end of the property and replace with a new detached garage with approx. dimensions of 8m x 3m x 2.9m in height to the ridge.

Site Location

The property the proposal relates to is a detached dormer bungalow occupying a corner plot on Moor Field within an established residential estate off Mitton Road to the northeast of the defined settlement boundary of Whalley.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

Whilst I note the concerns of a neighbouring resident with regards to the visual impact of the proposal I consider that the siting of the proposed garage further up the drive and nearer to the highway will not prove visually detrimental to the area or to neighbouring residential amenity as the property is bounded to the side and rear by existing boundary treatments, the proposal will be approx. 20 metres from the nearest residential property to the side and the height of the garage will increase no more than approx. 0.6 metres.

I also note the comments made from a neighbouring resident with regards to the submitted plans not being to scale and if they were, the proposed garage would not need to extend beyond the building line of the property. Whilst I acknowledge that the plan of the existing garage (drawing IR/004) as submitted was not to scale these have been amended accordingly and all other proposed plans are to scale. As such this would correctly indicate that the proposed garage would come slightly forward of the buildline of the property but as previously discussed I consider that this will have minimal visual or residential impact.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2009/0237/P
(GRID REF: SD 370351 956784)

PROPOSED ERECTION OF 6KW WIND TURBINE ON A 9M MAST IN FIELD NO. 3775 AT FELLSIDE FARM, CATLOW ROAD, SLAIDBURN

	PARISH COUNCIL:
	The Council have concerns that the noise and intrusion would affect the wildlife, and it would also impact on the visual scene especially in an A.O.N.B.



	FOREST OF BOWLAND A.O.N.B. OFFICER (LCC):
	No objection.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

The application seeks permission for the erection of a 6kw domestic wind powered generator on a 9m high mast on land to the north west of Fellside Farm, Catlow Road, Slaidburn. The mast will be freestanding.

Site Location

The site is approx. 500m from Catlow Road, approx. 620m from the nearest residential property, Merrybent Hill Farm, and approx. 750m north of the nearest adjacent Public Right of Way. The land undulates between these nearby viewpoints and is also screened by sporadic planting to the southern and eastern boundaries of the site. The area is designated as being within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G8 – Environmental Considerations.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 – Renewable Energy

Policy ENV25 – Renewable Energy

Policy ENV26 – Wind Energy.

PPS22 – Renewable Energy.

Companion Guide to PPS22 ‘Planning for Renewable Energy’.
Environmental, AONB, Human Rights and Other Issues

The main issues to look at with regards to this application are:

· how the proposal compares to the relevant Planning Policies, both Local and National,

· the visual impact the erection of the mast will have on the area, and

· the potential impact the mast may have on the amenity of nearby neighbours.
Within Planning Policy Statement 22: Renewable Energy it states that “In sites with nationally recognised designations (Sites of Special Scientific Interest, National Nature Reserves, National Parks, Areas of Outstanding Natural Beauty, Heritage Coasts, Scheduled Monuments, Conservation Areas, Listed Buildings, Registered Historic Battlefields and Registered Parks and Gardens) planning permission for renewable energy projects should only be granted where it can be demonstrated that the objectives of designation of the area will not be compromised by the development, and any significant adverse effects on the qualities for which the area has been designated are clearly outweighed by the environmental, social and economic benefits. Small-scale developments should be permitted within areas such as National Parks, Areas of Outstanding Natural Beauty and Heritage Coasts provided that there is no significant environmental detriment to the area concerned.” Further details of how an application such as this must be assessed can be found within the Companion Guide to PPS22 ‘Planning for Renewable Energy’, against which the proposal has also been assessed.
With regards to the Local Plan Policies, ENV25 states that “In assessing proposals for renewable energy schemes, the Borough Council will have particular regard to the immediate and wider impact of the proposed development on the landscape, and AONB” and Policy ENV26 states that “Development proposals within or close to the Area of Outstanding Natural beauty will not be allowed, unless;

· the proposal cannot be better located outside such statutory designated areas,

· the proposal is acceptable in environmental and landscape terms; and

· any adverse environmental impacts as far as practicable have been mitigated.

The Planning Statement submitted by the applicant aims to show that the proposal complies with the relevant National and Local Planning Policies. Given the size of the generator and the location of the mast in relation to the existing flora and fauna in the landscape, I consider the impact to be limited. The relevant Local and National Policies all note that proposal of this nature should only be approved where it can be demonstrated that the objectives of the designation of the area are not compromised, and that there are no significant environmental impacts on the area as a whole. The designation of the landscape as AONB is indicative of a high value landscape, and one that may be particularly sensitive to wind energy development. However, many recent wind energy development planning applications in A.O.N.B.s show that small wind turbines like that proposed here have been given planning consent subject of course to acceptable landscape, noise, access, etc. impacts. It is considered that given the distance from nearby properties and from nearby highway viewpoints, and that the turbines landscape and visual impacts would be mitigated to some extent by the close proximity of the surrounding farm buildings, and nearby tree planting, the proposal is considered acceptable. However in order to minimise landscape and visual impacts it is recommended that the blades, rotor head and mast be painted light grey (RAL Nr 7035) which is one of the most commonly used colours for wind turbines.
With regards to any potential impact on nearby neighbours, more specifically in regards to noise concerns, given that the proposed turbine/mast is approx. 620m from the nearest residential property, I do not consider the proposal to have an adverse impact on the nearby neighbours. In addition, the Councils Environmental Health Officer, who has also considered the proposal, also holds this view.

I consider the development acceptable and recommend approval.

SUMMARY OF REASONS FOR APPROVAL

The wind turbine does not have any seriously detrimental effects upon the appearance of the locality or the amenities of any nearby residents.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The colour of the blades, rotor head and mast hereby approved shall be light grey (RAL Nr 7035), unless otherwise agreed in writing by the Local Planning Authority.


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

APPLICATION NO:
3/2009/0247/P
(GRID REF: 370446, 436433SD) 

PROPOSED TWO STOREY KITCHEN AND BEDROOM EXTENSION AT 7 LARKHILL COTTAGES, OLD LANGHO, BLACKBURN, BB6 8AR

	PARISH COUNCIL:
	No comments or observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received which make the following issues.

1. Plans show inadequate detail.

2. Loss of light to neighbouring property.

3. Problems over maintenance and party wall.

4. Too large and not in keeping.

5. Although the plans appear to show an improvement to the loss of light, there is still at least a 50% reduction of natural light entering our living area, which we feel is unacceptable.

6. The plans show insufficient details and measurements, i.e. no guttering or drain pipe is indicated on the single storey extension;

7. Due to the build being right up to the boundary, the maintenance of the external wall will not be possible as it will have to be accessed from our property.

8. Due to the close proximity of the new build to the boundary, we are concerned that the footings for the single storey extension will extend beyond the boundary line and over on to our property. Therefore, we have been advised to object to the build under the 1966 Party Wall Act.



	
	Amended plans have been received addressing some of the concerns raised.  The neighbours have been re-consulted and any additional representations received will be reported verbally at the meeting.


Proposal

An application was previously submitted for a double storey extension and a single storey extension, planning application 3/2009/0004/P covering the width of the property. The single storey extension, which had a sloping roof against the rear elevation, failed the BRE test and as a result the application was withdrawn whilst an amended scheme was drafted.

The resubmitted application again seeks planning permission for a double storey and single storey extension to the rear elevation of the property, although the roof on the single storey section of the proposals has changed to a lean to roof.  The extensions will measure approximately 3.3m x 7.47m. 

Taking into consideration the neighbours objection, amended plans have been received showing that the single storey extension, with its amended roof slope, will be located approximately 0.5m from the boundary with the adjoining neighbour (no. 6 Larkhill Cottages), this will allow room for guttering and maintenance without encroaching on the neighbours property. The single storey extension measures approximately 2.5m to the gutters and 3.6m to the highest point. The two-storey portion of the works proposed is approximately 5.15m wide and measures approximately 6.9m to the highest point.

Site Location

Larkhill Cottages are located on the eastern side of the Brockhall Village development. The proposal relates to an end of terraced property to the north-eastern side of Larkhill Cottages.

Relevant History

3/2009/0004 - Proposed two storey kitchen and bathroom extension. Withdrawn.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

SPG ‘Extensions and Alterations to Dwellings’

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are visual impact and potential impact on neighbouring residential amenity.

In terms of visual impact the scale, size and design of both the single and double storey extension is acceptable and would not dominate the existing property considering the double storey section does not cover the whole of the rear elevation. I note the remarks made by a neighbouring resident that the proposal would not be in-keeping with the appearance of surrounding properties, however, I do not consider that the proposal would form such an incongruous feature in the street scene to represent a reason for refusal of the application.

With regards to any adverse impact on neighbouring amenity, the applicant has taken into consideration the objection received from the adjoining neighbour, No. 6 Larkhill Cottages, regarding loss of light and the issues relating to the shared boundary and has submitted amended plans.  The single storey extension will be located approximately 0.5m from the boundary with the adjoining neighbour which will allow room for guttering and maintenance without encroaching on the neighbours property. Moreover, with the removal of the extension from the shared boundary along with the change in roof slope the proposal now complies with the BRE guidelines set out in the Supplementary Planning Guidance. Furthermore, with regards to the effect of the extension on the neighbours at no. 8, as existing there is a 7.7m gap between the properties.  The works comply with the BRE guidelines set out in the SPG for the existing situation on site and will also meet the BRE criteria when the two-storey side extension that no. 8 has permission for (Planning Application 3/2008/0600) is built.

The amended plan also show more detail, allows for maintenance and take into account the party wall issues.

A bat survey was carried out at the property and it was concluded that the proposed building operations are unlikely to cause any disturbance to bats or result in the loss of a bat roost or cause injury or death to bats.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED

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 January 2009.

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

2.
This permission shall be implemented in accordance with the proposal as amended by the plan received on the 21st August 2008. 


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2009/0287
(GRID REF: SD 368490 450432)

PROPOSED ERECTION OF 2NO. BAY WINDOW EXTENSIONS AND VARIOUS FENESTRATION AND LANDSCAPING ALTERATIONS AND IMPROVEMENTS INCLUDING CHANGE OF USE OF LAND TO REAR TO FORM PART OF RESIDENTIAL CURTILAGE. WIDENING OF ACCESS GATE OPENING AND REALIGNMENT OF PRIVATE DRIVE INCLUDING ASSOCIATED LANDSCAPING WORK AND CONSTRUCTION OF REPLACEMENT GARDEN STORE. INSTALLATION OF SEWAGE TREATMENT PLANT AND SOAKAWAY TO REPLACE EXISTING SEPTIC TANK. INSTALLATION OF GROUND SOURCE HEAT UNDERGROUND PIPEWORK AT THE HEANING, DUNSOP BRIDGE ROAD, NEWTON-IN-BOWLAND

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



	ADDITIONAL REPRESENTATIONS:
	No observations received at the time of writing this report however members should note that two letters of objection were received from neighbouring properties in relation to the previously withdrawn application (3/2009/0105) for similar proposals as follows:

· Concerns that the proposed works would result in the loss of existing flora and mature trees.

· The proposed septic tank if not properly regulated could cause pollution to my trout ponds.



	
	· The garden store would a visible eyesore from various parts of my property.

· The redesign of the whole garden including moving of spoil together with the noise and disturbance for a considerable time will create serious problems.

	
	· The applicant’s intention is to run a business from the property, which is not allowed under the contract of sale.

· The installation of the ground source heat pump would seriously impact on the spring fed system serving the water supply.

The close proximity of the proposed excavation work to the rear could disturb the ground near our house.


Proposal

A previous application was submitted (3/2009/0105) which was subsequently withdrawn by the agent for similar proposals at this property. A number of alterations have been made so that this current application requests approval for the following proposals:

1.
A new bay window to the eastern gable on the front elevation to match that of the existing bay window on the front elevation and a new bay window to the south-west elevation measuring approx. 5m x 1.5m x 4.2m in height constructed of materials to match those of the existing property and other alterations to the property including the removal and insertion of door and window openings.

2.
The change of use of land to the rear of the property to form part of the residential curtilage which would include new hedging and a stone wall between the boundary of the adjacent boundary of approx. 2 metres as well as other works.

 3.
The widening of the existing access gate opening to approx. 4 metres by repositioning the existing south post and the realignment of the private drive so that it runs both in front and to the eastern side of the property which includes the insertion of new stone steps, a new dwarf stone wall to the side with a maximum width to the front of the property of approx. 3.5m with a 0.5m verge.

4.
Construction of a new replacement garden store approx. 32 metres south from the existing property and measuring approx. 9m x 6m x 3.2m in height constructed of random reclaimed stone cladding to the exposed north east side elevation with the rear back filled to provide a level flat roof with a black metal safety handrail.

5.
Installation of a new sewage treatment plant and soakaway to replace the existing tank to be sited approx. 20 metres south-east of the existing septic tank.

6.
Installation of a ground source heat pump with underground pipework which entails the construction of 5 x approx. 250m coils to run from the house, through the garden into the land below in the applicant’s ownership. The trenching requirement for these coils is 5 x approx. 125 long x approx. 1m deep and approx. 1m wide.

Site Location

The proposals relate to a substantial detached property with extensive grounds approx. 0.6 miles from the village of Newton, in an Area of Outstanding Natural Beauty.

Relevant History

3/2009/0105 – Proposed erection of garden room side extension and various fenestration and landscaping alterations and improvements. Widening of access gate opening and realignment of private drive including associated landscaping work and construction of a replacement garden store. Installation and re-siting of sewage treatment plant and soak-away to replace an existing septic tank – WITHDRAWN – 02/04/2009

Relevant Policies

Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV13 – Landscape Protection

Policy H10 – Residential Extensions

Policy H12 – Curtilage Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposals within an Area of Outstanding Natural Beauty and the potential impact on neighbouring residential amenity.

With regards to the alterations and extensions to the existing property and the proposed replacement garden store I consider that the proposed bay window extensions and various fenestration works including both the addition and removal of a number of window and door openings are appropriate in scale, size and design and will compliment the existing property. In relation to the garden store I consider that the siting of the store towards the eastern side of the property well away from any neighbouring properties, the fact that it will be built into the landscape and will be screened by existing mature trees will ensure that it will not prove visually prominent within the locality.

With regards to the widening of the access, it’s realignment within the site and the change of use of land to the rear of the property to residential curtilage I consider that the proposed works whilst extensive will not prove visually detrimental within an Area of Outstanding Natural Beauty. I note policy H12 of the Districtwide Local Plan with regards to curtilage extensions and that in most cases extensions of curtilage outside settlement boundaries will normally be refused. However in this instance I consider that as the land adjoins land that was previously granted permission as curtilage in relation to the barn conversions at the neighbouring properties and that the proposal constitutes a minor rounding off of land in the applicants ownership I can see no reason to refuse this aspect of the application. I also note the concerns of the neighbouring property in that the proposed sunken garden and associated works may disturb and affect land in their ownership. As part of the application the agent has confirmed that it is intended to reduce the finished ground levels by approximately 0.6m and that the applicants will carry out a hand excavation dig to ensure that the works will not undermine the adjacent Coach House foundations.

With regards to the proposed septic tank and ground source heat pump and any concerns these works may have on pollution of existing water sources or water supply I consider that as the resultant works will be underground they will have no visual impact upon the landscape and any affect upon the environment will be minimal as the works will ensure effective construction and containment of sewage and the agent has confirmed that the geothermal heating system only extrapolates heat from the ground and will not impact on the spring fed water system, when in use.

In response to concerns over the loss of flora and mature trees the Council’s Conservation Officer has met the agent on site, viewed the proposed plans and considers that the proposals are appropriate subject to a number of conditions to ensure that any trees affected by development are afforded maximum physical protection.

Lastly with regards to concerns over noise disturbance and the potential of the applicant running a business from the property I acknowledge that as the proposed works are extensive noise disturbance may occur however I do not consider this to be sufficient as to warrant refusal and the agent has confirmed as part of the application that the applicant’s have no intention to run a business from their home and if they did this would require a formal planning application that would be dealt with under its own merits.

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.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified on plan number 3882-07D shall be protected in accordance with the BS5837 (Trees in Relation to Construction) the details of which, including details of the Geoweb system, shall be submitted to the local planning department for approval.


The root protection zone shall be 12 x the DBH and must cover at least 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 without 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 are afforded maximum physical protection from the adverse affects of the development.


In order to comply with planning policies G1, ENV13 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0304/P
(GRID REF: 373195, 441374SD) 

PROPOSED EXTENSION TO REAR OF 8 BLEASDALE AVENUE, CLITHEROE, BB7 2PF.

	PARISH COUNCIL:
	No comments or observations received at the time of writing this report.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	At the time of writing this report no representations have been received from neighbouring properties although the statutory consultation period is still open.


Proposal

Permission is sought for a single storey extension to the rear of the property. The proposed single storey pitched roof extension has maximum dimensions of approximately 5.18m x 3.38m x 3.37m to the pitch. The extension will follow the line of the side elevation of the property and has been set in from the shared boundary by approximately 2.9m.  Materials to be used in the construction of the extension will be pebble-dash render and grey roof tiles to match the existing dwelling.  

Site Location

The property is positioned on Bleasdale Avenue at the corner of Langdale Avenue, which is within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  

Relevant History

3/1989/0225/P – Car port at the side of property.  Approved

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The proposal is brought before the Committee as the applicant is related to an employee of the Council.

The main issues to consider in the determination of this planning application are the impact on the adjoining neighbouring property, no 10 Bleasdale Avenue and any visual impact concerns.  

In terms of visual impact, the scale, size, and design of the proposed rear extension is acceptable, as due to its size and proportion it will not dominate the rear elevation. Also, the materials to be used are similarly acceptable, as they will match the existing property.

There will be minimal loss of light to the adjoining neighbour due to the location of the extension and the distance to the adjoining boundary. The applicant proposes a set of patio doors on the elevation nearest to the adjoining neighbour and although the current neighbour has not expressed any concerns at the time of writing this report, it is considered necessary to protect the amenity of future residents by imposing a condition requesting a 1.8m high boundary fence. There are no other neighbours to consider as the gable of the proposed extension will look upon the side elevation of a neighbours concrete sectional garage.

A bat survey was carried out at the property and it was concluded that the proposed building operations are unlikely to cause any disturbance to bats or result in the loss of a bat roost or cause injury or death of bats.
Therefore bearing in mind the above, I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend the application 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.
Before occupation of the rear extension, a close boarded screen fence measuring 1.8 metres in height of a type to be agreed in writing by the Local Planning Authority shall be erected on the shared boundary with no. 10 Bleasdale Avenue and shall thereafter be retained.

Reason: To provide an effective screen in the interests of amenity and in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

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

APPLICATION NO: 3/2008/0526/P
(GRID REF: SD 373730 440808)

PROPOSED REGENERATION OF SITES AROUND AND INCLUDING PRIMROSE MILL FOR RESIDENTIAL DEVELOPMENT (PART CONVERSION/PART NEW DEVELOPMENT) IN CONJUNCTION WITH RESTORATION OF FORMER PRIMROSE MILL LODGE AND ADJACENT WOODLAND TO CREATE TO NEW PUBLIC AMENITY AREAS AT PRIMROSE MILL, WOONE LANE, CLITHEROE 

	TOWN COUNCIL:
	Make the following comments:



	
	1.
	That suitable traffic measures should be put in place at the Primrose Road/Whalley Road junction and Woone Lane/Eshton Terrace junction. 



	
	2.
	That traffic management measures should be put in place at the various junctions along Woone Lane to reduce speeds; the road is widened and a mini roundabout included at site entrance.



	
	3.
	That site lines to and from Primrose Bridge are improved, in particular at junction of Primrose Road and Woone Lane.



	
	4.
	That the entire length of the footpath and railway footbridge from the site to Kemple View are upgraded.



	
	5.
	That there is a commitment to environmental improvement on Primrose Lodge as part of Phase 1A rather than Phase 1B.



	
	6.
	That there is a commitment to affordable housing within the development as part of Phase 1A rather than Phase 1B.

As it stands the application does not provide any commitment to environmental improvement to Primrose Lodge.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the principle of the proposed development.  Amended plans received on 10 March 2009 show a system of priority working at the site entrance that provides the  basis for a workable scheme.



	
	The present levels of vehicular and pedestrian activity at the Whalley Road junction with Primrose Road do not warrant additional highway measures at this time.  However, the traffic associated with a development of 160 properties will have a clear impact on turning movements at this location.  In the event that subsequent developments from Primrose Road generate levels of vehicular and pedestrian movements sufficient to warrant further highway improvements it would not be unreasonable to seek a contribution to improvements that would materially benefit the accessibility of the site and overcome deficiencies, particularly in the provision of pedestrian facilities.  The details of any such agreements and the timescale within which it would operate would have to be determined as part of a Section 278 Agreement.  



	ENVIRONMENT

DIRECTORATE

COUNTY ARCHAEOLGIST:


	No objection subject to imposition of conditions. 

	COUNTY ECOLOGIST:
	Recommends that further habitat survey data be obtained to assess the impact on the Primrose Lodge biological heritage site and secondary species rich grassland that may be developing within the application area.  



	
	Habitats affected by the proposals, including existing buildings, are likely to support breeding birds.  If the application is approved then works during the bird breeding season (March to July inclusive) should therefore be avoided, unless it can be demonstrated through precautionary surveys/inspections that nesting birds will not be affected.  This should be the subject of a planning condition.  



	LCC PLANNING  CONTRIBUTIONS OFFICER:
	This consultation response is based upon the policy paper ‘Planning Obligations in Lancashire’.  The methodologies and formulae within the policy paper have been used to determine the level of contribution request, in order to help mitigate the perceived impact of the proposal as follows:

	
	Education

Initially there had been a request for £596,548.70 based on the scenario that all the units were to be completed during the year that the County Council numbers on roll were expected to be highest, ie 2010.

	
	However, further discussions between the applicant and officers at LCC revealed that a start date of 2010 was proposed for the scheme with first occupation expected in 2011.  Therefore, LCC will not be seeking a contribution in respect of secondary places on the proviso that not more than 47 properties would be occupied before the end of 2011.  No contribution is sought for primary school places as there are anticipated to be sufficient places in the local schools. 

Transport

There is likely to be a planning contribution request towards sustainable transport measures – the County Surveyor will advise.  



	
	Landscape Character and Design

The REMADE in Lancashire reclamation programme is a 7 year programme which has been set up by LCC in partnership with the North West Development Agency and will reclaim derelict, underused and neglected land in Lancashire for soft end uses such as public open space, nature reserves, footpaths and cycle routes.  



	
	REMADE has identified the Primrose Lodge site at Clitheroe as a project in the current REMADE programme.  A project for the site would involve contamination remediation, works to the lodge structures, ecological management and enhancement (including woodland management), landscaping and amenity infrastructure.  The project would also include the creation of a sustainable multi user path that would enable access within the site and also provide a safe off-road sustainable route for accessing St James’ Primary School and Clitheroe town centre to the north of the site.  A new path could also facilitate access to the wider countryside to the south of the site via the public rights of way network.



	
	No open space is provided within the application site but the applicant has stated it is envisaged that a planning contribution will be given towards the restoration of the lodge site thereby providing an area of open space for use by new and existing residents and visitors.

A conservative estimate is that a restoration scheme will cost in the region of £600,000 to design and implement with the cost of annual long term management and maintenance only being determined once a detailed scheme and management plan have been prepared.



	
	Formal approval for REMADE investment would be required from LCC and the North West Regional Development Agency.  A total potential REMADE investment of £291,000 is currently proposed towards the overall project (subject to NWDA approval) leaving a shortfall of £363,000 against the projected development/works estimate and a shortfall of £246,000 for site maintenance and management.  These indicative shortfall figures could be used as a basis for planning contribution negotiations with the applicant.  



	
	Waste Management

Every district in the County is being provided with advance treatment facilities to treat waste prior to landfilling, either directly or via purpose designed transfer stations.  Since each and every new house, wherever it is in the County, has to be provided with this basic service and the Council has to comply with significant new requirements relating to the management of the waste, it is considered that the Council is justified in requesting a contribution towards waste management.  Based upon the policy paper ‘Methodology for Waste Management’, the request is £77,760.



	
	In summary:

Education – no contribution required on basis of additional information supplied regarding phasing of development.

Transport – to be agreed.

Landscape Character and Design - £611,000.

Waste Management - £77,760.



	ENVIRONMENT AGENCY:
	No objections subject to imposition of conditions.



	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	Letters have been received from ten nearby residents and members are referred to the file for full details.  Whilst not all of these are raising objections to the principle of development, the issues contained within all correspondence received can be summarised as follows:



	
	1.
	Loss of privacy to neighbours.



	
	2.
	Increased noise levels.



	
	3.
	Concerns over increased volume of traffic with Primrose Mill area and potential highway safety issues as the present road infrastructure will be unable to cope.



	
	4.
	The gable height of the one-bed/three-bed block should be a maximum of two storey to match that of existing properties on George Street.  



	
	5.
	Questions over provision for the woodland area.



	
	6.
	Queries over whether there will be any traffic calming measures, safer pedestrian paths, changes to the dangerous sharp bend at Primrose Mill, road being widened and measures to prevent illegal parking.



	
	7.
	There are ancient Borough of Clitheroe boundary stones on the west bank of the Lodge opposite George Street.



	
	8.
	The development should be considered in light of potential development of the Stalwart site.



	
	9.
	The development should have a central area with facilities for a local shop, meeting hall and other amenities.    It should have a turning area for buses to encourage people not to use cars.  



	
	10.
	Impact on ability of lorries to deliver to an adjacent employment site.



	
	11.
	Potential difficulties for adjacent business to continue trading and for this reason conditions should be imposed relating to the continued safe servicing of Lodematic premises and to the provision of a suitable buffer between industry and residential properties.



	
	12.
	Full plans should be available for the lodge area at this time. 



	
	13.
	Change character of Clitheroe from rural market town into part housing estate.



	
	14.
	It is hoped the development will not disrupt public footpaths. 


Proposal

This is an outline application to develop a site for residential development comprising a mix of dwellings and apartments on brownfield land.  Matters of access and layout are being applied for at this time.  The component parts of the application are as follows:

Residential 

The broad intention of the residential scheme is to provide a mix of dwellings comprising apartments together with two, three and four storey dwellings – both market and affordable.  Primrose Mill would be retained and altered to provide 27 apartments with adjacent parking and would stand at the entrance to the scheme.  The Rectella distribution depot to its north east and land to the north west of the mill building that accommodates the former Steadplan commercial garage and distribution site, Environment Agency depot and former Telsa Fabrication depot would be cleared with the site redeveloped for a mix of housing types extending residential development as far as the railway line.  Whilst the scheme is in outline only, the total number of units proposed is 162 with associated parking and plans submitted providing a provisional site layout showing that pedestrian routes are given importance in the layout incorporating the existing public footpath which crosses the railway in the north western corner of the site.  In order to create an active street frontage, parking areas are located behind houses in most cases accessed through an archway in a variegated terrace which avoids the predominance of garage doors on the prime elevations of the buildings.  

The applicants originally put forward a case for providing 31 of 162 units as affordable – 17 low cost market sale and 14 affordable rented provided the Council support a housing association partner to secure grant funding or a worst case scenario of 23 dwellings if there is no grant funding.  In terms of the low cost market sale, they suggested a discount of 40%.  Further details on this aspect and revisions to the affordable element of the scheme are provided under the relevant heading in the issues section of this report.

Public Open Space

As originally submitted, the proposal had detailed an offer of transferring ownership of the open space element of the lodge scheme to the Council.  It was proposed that there would be a restoration programme carried out of Primrose Lodge but negotiations highlighted the fact that there would be ongoing future management liability associated with such a scheme for the Council.  In light of this, that aspect of the overall proposal has been withdrawn with the applicant now offering a commuted sum of £250,000 to either progress the lodge project as and when it happens or alternatively towards the provision of alternate open space and recreational facilities within the borough.

Highways

Access to the site would be in the form of a single priority junction from Woone Lane situated between the existing Primrose Mill and Rectella building.  It is also proposed to provide an emergency access via an extension of the southern most cul de sac within the site that emerges between the site and Lodematic premises.  Footpath and priority working improvements will take place along Primrose Road in the vicinity of the access to the site at a total cost of £60,000.  

Site Location

The application site occupies land that is to the west of Woone Lane up to the railway line and includes Primrose Mill (former government building), former Telsa Fabrications depot, former Steadplan commercial garage and distribution site, former Environment Agency land and Rectella distribution depot.  It lies within the settlement limit of Clitheroe as defined in the Districtwide Local Plan and is also covered by the saved Primrose Area Policy A1 which shows part of the site identified as a potential employment area (subject to constraints).  

To the north of the site are residential properties and daycare centre with Lodematic, Primrose House and the former Primrose works to its south east.  Primrose Lodge is set to the north east of the site with the railway line forming the site’s western boundary and open countryside to its south.  

Relevant History

Numerous applications associated with the different employment uses on site.

3/86/0129/P – Outline permission for residential development.  Refused 6 May 1986.

3/86/0128/P – Outline permission for residential development.  Refused 6 May 1986.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV9 - Important Wildlife Site

Policy ENV10 - Development Affecting Nature Conservation.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

Policy EMP11 - Loss of Employment Land.

Policy RT8 - Open Space Provision.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy A1 - Primrose Area Policy.

Interim Supplementary Planning Guidance: Housing.

Draft Affordable Housing Memorandum of Understanding.

North West of England Plan Regional Spatial Strategy to 2021 - Policy DP1 – Spatial Principles.

North West of England Plan Regional Spatial Strategy to 2021 - Policy L4 – Regional Housing Provision.

North West of England Plan Regional Spatial Strategy to 2021 - Policy L5 – Affordable Housing.

North West of England Plan Regional Spatial Strategy to 2021 - Policy DP7 – Environmental Quality.

Environmental, AONB, Human Rights and Other Issues

There are a number of key issues to be considered in the determination of this application which are detailed below under appropriate sub headings.

Establishing whether the principle of residential development is acceptable on this site

There are a number of issues to be considered under this heading with the key policies being A1, G2 and EMP11.

Policy A1 of the Districtwide Local Plan concerns itself with Primrose Lodge – in particular environmental improvement works to make safe its associated boundaries and structures, to remove silt, to enhance the overall openness, amenity and natural history value of the Mearley Brook Valley between Primrose Road and Greenacre Street and to provide controlled public access.  Its states:

To the extent required to fund these works and subject to Policy ENV9 and the other relevant policies of this plan the Council will permit proposals for:

(a)
limited residential development within the northern part of the defined policy area;  and

(b)
development or change of use of buildings for purposes within Use Class B1 in the south west corner of the policy area. 

The Policy then goes on to state that in either case this is provided that a number of highway improvements are carried out.  The proposal presented for consideration does not readily accord with this.  However, the land referred to at the northern part of the defined policy area is outside of the red edge of this application area and thus not relevant to the determination of this scheme.  The land to the south west of the policy area is however the site under consideration here and thus it is necessary to explore whether the principle of the residential scheme on this land would be acceptable.   In order to establish this it is necessary to cross reference to other policies of relevancy namely ENV9, EMP11 and G2.  

ENV9 deals with developments within or adjacent to County Biological Heritage Sites and other sites of local nature conservation importance.  Such areas provide important resources for wildlife, links that allow movements of wildlife between town and country and important education and recreational resources.  Primrose Lodge is one such area with the supporting text to the Policy stating:

That there may be occasions where some development associated to the site may be justified.  This may be a reflection of a clear local need which can be identified and justified.  

Whilst the Lodge itself is outside the red edge of the application site it is within the applicant’s ownership with the proposal offering a financial contribution of £250,000 towards the restoration/regeneration of that area which ultimately will provide public open space provision within close proximity of the site.  It could, therefore, be argued that the two areas of land are so closely linked that the level of financial contribution to be gained from a development of this nature is key to kickstart a project that the Council have tried to facilitate for in excessive of 15 years.  

Policy EMP11 of the Plan concerns itself with the loss of employment land and provides a number of criteria against which such proposals will be considered.  The use of the site as outlined within this application is considered to accord with the provisions of that Policy due to the environmental benefits to be gained by the community and that the majority of the site is currently vacant and thus there is no economic and social damage caused by loss of jobs in the community.  

Policy G2 of the Plan forms part of the saved settlement strategy and outlines that in Clitheroe the scale of development considered appropriate is consolidation and expansion and rounding off development on sites wholly within the settlement boundary and appropriate to the town’s size and form.  The site is wholly within the settlement and would occupy a brownfield site.  Its redevelopment would therefore accord with G2.  

Therefore, in returning to Policy A1 in light of the above, it is evident that Policies ENV9, EMP11 and G2 would not prevent, in principle, the site being redeveloped for residential purposes.  Policy A1 was drafted in the early 1990s with a draft Primrose Brief prepared in December 1992.  At that time the entire site was occupied by industrial/semi industrial businesses with the area of land between Primrose Mill and the railway line used as vehicle park and premises.  Since that time some of the buildings have fallen into disrepair with no interest shown for alternative employment uses.  Land to the immediate north east has been redeveloped for housing and a day care centre.  Thus the situation has changed significantly in the intervening years and a pragmatic approach needs to be taken in order to prevent the site and its immediate environs falling further into disrepair.  Therefore, whilst the proposal before members would not secure any land in Use Class B1, moreover resulting in a loss of established employment land, there are substantial wider benefits to be derived that would still secure the overarching aim of Policy A1 which is to secure the restoration of Primrose Lodge.  

The culmination of all the above factors therefore lead me to conclude that the principle of residential development on this site would be acceptable subject to the considerations listed below.

Affordable Housing

In terms of whether there is a requirement in policy terms to provide an element of affordable, and if so what percentage, members are referred back to a decision taken by Housing Committee on 13 September 2007 when it was decided that on sites of over 15 dwellings the majority of the sites should be affordable provided it complied with the limits of development as identified in the Saved Settlement Hierarchy of the Districtwide Local Plan. 

The applicants have proposed an element of affordable housing on this site with the supporting economic case set out in conformity with Saved Policy H19 of the Districtwide Local Plan.  The supporting text to the Policy states that the Council will seek to secure rental or purchase prices which are 15% lower than market values at the time of development.  The calculations of 51% affordable have been made based on this 15% figure and as a result the total sum for affordable housing of £1,689,525 has been derived.  The developers consider that using this money to discount 51% of the site by 15% would still mean that the affordable housing element would remain unaffordable.  As a result they have suggested that fewer houses (only 17% of the site rather than 51%) should be made affordable but using the £1,689,525 to discount these 17% of the houses by 40% instead of 15% outlined in Policy H19.  

A Viability Assessment provided by the applicant in connection with the affordable issues of the scheme has been assessed by the District Valuer who has concluded that:

This is a large site and they estimate a total build/sale period of five years.  In current market conditions this is not unreasonable but it is likely that the market will change again over that period.  By looking at the scheme today, it is clear that sites will be unlikely to provide large amounts of affordable housing and still provide a viable return to developers.  As at today the offer is not unreasonable as it stands.  Using their figures it is possible to argue for three to four more units … however, this assumes that they accept a lower than normal profit margin and they could argue that any reduction in their costs should be used to make the development more viable in overall terms.  

The District Valuer pointed out, however, that there has been a reduction in viability for the provision of affordable housing on development schemes due to current economic climate.  This assessment has been carried out in a period where housing values are falling, and where there are consequential effects on residential development liability.  It is likely this situation may change over a reasonable period of time and we would recommend that the assessment should be reviewed if the planning consent has not been substantially commenced within one year of grant.  

Whilst the assessment has been carried out when house prices are falling, colleagues in the Forward Planning Section have commented that Policy H19 was formulated based on 1995 housing needs survey data which is now 13 years out of date both in terms of current prices and levels of need.  As a result the principle of the Policy (which underpins the applicant’s financial appraisal) should be taken forward but the figure within has now been superseded by both a more up to date housing needs survey and the SHMA.  Indeed, the Housing Strategy Officer has commented that in order to fully meet current levels of need, properties for sale would need to be discounted by 51% to 57% and that due to the findings of the SHMA 2008 and content of the Affordable Housing Memorandum of Understanding (Consultation Version) the preferred tenure choice for the site would be to increase the number of social rented units.  

The applicant’s response to the request for greater discount and/or increased number of rental units is that this can be accommodated within the development without impacting on the financial contributions to public open space and highway improvements.  They are willing to further discussions on this matter in order to achieve the outcomes that the Council's Housing Strategy Officer has asked for as part of the Section 106 Agreement should Committee be minded to approve the application.

Highway Matters

It is evident from the observations of the County Surveyor that the proposal would cause no significant harm to highway safety subject to priority working improvements to be carried out within close proximity to the entrance of the site.  A developer contribution of £60,000 would be required for those works and this would form part of a Section 106 Agreement.  The applicant would also need to enter into a Section 278 Agreement with LCC given that the highway improvement works necessary to enable the development to proceed are outside the development site.

The County Surveyor has made reference in his observations to the fact that subsequent developments in the immediate area may generate levels of vehicle and pedestrian movements sufficient to warrant further highway improvements and that it would not be unreasonable to seek a contribution to these.  In this matter I am guided by advice offered in Circular 05/2005 Planning Obligations which states:

Obligations must … be so directly related to the proposed development that the development ought not to be permitted without them … what is sought must also be fairly and reasonably related in scale and kind to the proposed development…

For this reason I do not think it would be reasonable to request a further financial contribution for works as yet unknown within any Section 106 Agreement.  The £60,000 would cover priority working arrangements as shown on plans 022, 024 and 025 received on 10 March 2009 with potential footpath widening along Primrose Road to Whalley Road as shown on plan 023 needing to be discussed as part of a Section 278 Agreement direct with officers of Lancashire County Council.  

Correspondence has been received on behalf of Lodematic, who are a business premises set to the south, relating to the continued safe serving of those premises.  Concern is expressed about the plans proposing a cycle and pedestrian link from the housing estate onto the unadopted road which dissects their site and the application site.  This is where HGVs reverse to unload steel and other products and then pull forward up Woone Lane and reverse into the Steadplan access in order to turn around and exit onto Whalley Road.  The first issue is that the unadopted road is not wide enough for a cyclist to pass a HGV and thus it is requested that the cycle/pedestrian route be removed from the plans.  This is currently a public footpath and potential conflict between HGVs and cyclist has been discussed with the Highways Officer at LCC.  He has commented that there is already conflict between pedestrians and HGVs given Lodematic’s chosen servicing method and this development would not significantly impact on an existing situation.  The second issue arises from the need of HGVs servicing Lodematic to execute a three point turn in order to exit onto Whalley Road via Primrose Bridge.  It is requested therefore, by Lodematic’s representative, that the residential estate access has junction radii which facilitate this manoeuvre and must be wider than a normal residential estate road at its junction with Woone Lane.  If this is not the case then HGV drivers would need to navigate Woone Lane to the mini roundabout opposite The Emporium where they would have to turn left into the town centre as a right turn would necessitate a difficult manoeuvre across the mini roundabout.  It is not possible for vehicles to use Lodematic’s yard for loading/unloading due to the position of loading bays and general configuration of the site.  However, I am of the opinion that to request the applicants to revise their plans in the manner suggested would be unreasonable and not justified by the nature of the development proposed.  It would be wrong to either seek amendments to the plans or impose conditions that facilitate a turn around movement simply to meet a need that already exists for a business that operates outside of the application area.  

Environmental Issues

A report relating to the findings of a desktop study carried out to determine the history of the site and potential for contamination has been submitted with the application.  On the basis of the findings of the research carried out, there is considered to be a moderate risk from contamination at this site with the Environment Agency being satisfied that, in respect of controlled waters only, the development would not pose an unacceptable risk.  

A flood risk assessment has been submitted with the application that outlines the site has a low risk of flooding with the Environment Agency being satisfied with its findings recommending the inclusion of conditions both in respect of surface water regulation and the aforementioned desktop study.  

Reference has been made elsewhere within this report to the site’s relationship with an adjacent operational employment use at Lodematic and I am conscious that this scheme would be introducing residential development, both in respect of the conversion of the mill and new build elements, in relatively close proximity to that.  This has been discussed with colleagues in environmental health in respect of potential noise issues ie for residents of new properties from the current business.  In order to ensure that any potential conflict is minimised, it is suggested that as part of any reserved matters application, a noise survey be carried out to assess whether any of the properties would require noise attenuation measures to be incorporated within their construction.  

Protected Species, Landscape, Visual and Residential Amenity

A report relating to a bat scoping and barn owl survey has been submitted in support of the application.  An initial scoping survey was carried out in January 2008 with further bat activity surveys carried out on three occasions in May and June 2008.  A full method statement for mitigation is included in the report.  This includes a requirement for the roof removal to be carried out carefully and at an appropriate time of the year.  There is also a need to construct at least five new roost sites and bat access points within the re-development and subject to a condition requiring compliance with the findings of the report, I consider the proposal to be acceptable in respect of protected species.

With regards to landscaping, whilst this is an outline application with no specific details of landscaping within the site shown, the plans do denote general groups of tree planting and communal areas.  Any future reserved matters application would be required to provide full details of landscaping throughout the site for detailed consideration.  As stated previously, the applicants have offered a financial contribution of £250,000 towards the restoration of Primrose Lodge (or other public open space provision within the borough) and this is an area that has been identified by the remade team based at Lancashire County Council as a project in their current programme.  Given the application site has no designated public open space areas within it, as would be expected of a development of this size, it is anticipated that the lodge and its environment when fully restored would become available as public open space.  The commuted sum offer in respect of the restoration is considered comparable to the number of dwellings to be provided as part of this scheme.  Thus, in terms of landscape, they are not only issues relevant to the red edged site but benefits to the wider landscape qualities of the area to be considered.  In both respects, I consider the scheme in so far as it relates to both red and blue edges of the application to be appropriate. 

With regard to amenity considerations, Committee must remember that this is an outline application only and thus limited information is provided.  I have assessed the site layout put forward and am mindful of the fact that there are areas where the distance between structures measures less than 21m (the distance considered appropriate for facing windows to habitable rooms at first floor).  However, due to the nature of the application, I consider that the layout put forward is acceptable – it will be for consideration at subsequent reserved matters stage that an assessment will be made as to the privacy implications of this arrangement as only then will elevational details be available.  The layout is such that on the principle road frontage to Woone Lane, the properties are to be set close to the road edge with parking to their rear, thereby maintaining the street scene character of the immediate area.  in terms of the site’s relationship with properties to its immediate north on George Street, I consider the new dwellings to be set sufficient distance away from the rear of the terraced dwellings and in respect of the recently constructed houses between the daycare centre and aforementioned terrace, again an acceptable relationship would result.  Comments have been received from a nearby resident regarding the proposed height of the development in relation to the two storey height of surrounding properties.  as part of the application the applicants have provided a plan showing a schedule of storey heights that range from single storey up to the four storeys of the existing mill to be converted.  The new dwellings between the mill and George Street properties are shown to be a mix of predominantly three storey but with 2.5 and two storey units to break up the massing of that frontage.  On the basis of the information provided, I do not consider that this approach to treating the main street frontage on to Woone Lane would prove significantly detrimental to the visual amenities of the area.

Conclusion 

Therefore, subject to an appropriate Section 106 Agreement and a number of conditions, it is considered that the proposed development is acceptable in principle.  The Section 106 Agreement shall include reference to the level of developer’s contribution towards public open space and highway works.  It shall also relate to the provision of an appropriate number of affordable units within the development, include a mechanism for review in the event that development is not carried out for a number of years (in view of the difficulties/uncertainties caused by the current economic climate).  The agreement shall provide details of the phasing of the development in order to ensure that the delivery of affordable units is not left until the end stages of development and identified a trigger point at which highway works as identified earlier will be necessary.  Finally, the agreement shall also give an undertaking that the applicant shall pay reasonable costs to the Council for any independent financial viability report that might be necessary to assess the market viability.  

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 Committee be Minded to Approve the application subject to the following conditions and therefore Defer and Delegate to the Director of Development Services to await the satisfactory completion of a Section 106 Agreement in the terms outlined within this report.

1.
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the latter of the following dates.

a)
The expiration of three years from the date of this permission; or

b)
The expiration of two years from the final approval of the reserved matters, or in the case of approval of different dates, the final approval of the last such matter to be approved.


REASON: In order that the Local Planning Authority shall be satisfied as to the details and because the application was made for outline permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
This outline planning permission shall be read in conjunction with the Section 106 Agreement dated ….


REASON: For the avoidance of doubt as the permission is subject to an agreement.

3.
This permission insofar as it relates to works within the highway shall be implemented in accordance with the proposal as amended by plans 022; 024 and 025 received on the 10 March 2009.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments, in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

4.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of the development and thereafter retained.


REASON: In order to encourage renewable energy and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Any application for the approval of reserved matters shall include details of whether any noise mitigation measures will be required on noise sensitive plots on the site’s southern boundary.  The measures so submitted and approved shall then be fully implemented prior to the first occupation of the units to which they relate and thereafter retained.


REASON: In accordance with  Policy G1 of the Ribble Valley Districtwide Local Plan and in the interest of safeguarding the amenity of occupiers of the new units.

6.
Prior to commencement of development approved by this planning permission, (or such other date or stage in development as maybe agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved in writing by the Local Planning Authority:

1.
A site investigation scheme, based on desk study report, Primrose Mill, Primrose Road, Clitheroe, Lancashire for Beck Developments Ltd, GEA, June 2008, Ref J07352 to provide information for a detailed assessment of the risk to all receptors that maybe affected, including those off site.

2.
The site investigation results and the detailed risk assessment (1) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.  

3.
A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (2) are complete and identifying any requirements for longer term monitoring of pollutant linkages, maintenance and arrangements for contingency action.  


REASON: To prevent the pollution of controlled waters from potential contamination on site in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
No development approved by this permission shall be commenced until a scheme for the provision and implementation, of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON: To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.  

8.
No work shall take place on the site until the applicants, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.  


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site in accordance with Policies G1 and ENV14 of the Ribble Valley Districtwide Local Plan.

9.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 19 June 2008 with further details of the five new roost sites and bat access points to be incorporated within the scheme submitted to and approved in writing by the Local Planning Authority prior to commencement of development.  The roosts shall be erected to the written satisfaction of the Local Planning Authority prior to the first occupation of the dwellings and thereafter retained in perpetuity to the satisfaction of the Local Planning Authority.


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.

10.
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.

11.
The development hereby permitted in outline 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

1.
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 may also wish to implement their right to design all works within the highway related to this proposal.  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.

APPLICATION NO:
3/2008/0878/P
(GRID REF: SD 375444 443028)

OUTLINE APPLICATION FOR A RESIDENTIAL DEVELOPMENT, OPEN SPACE, ROADS, ACCESS AND RELATED INFRASTRUCTURE AT CLITHEROE HOSPITAL, CHATBURN ROAD, CLITHEROE 

Introduction

A report concerning this application was considered by the Committee at its meeting on 2 April 2009.  A decision was deferred in order for further information to be reported back to Committee on the following matters.

1.
The planning law situation in relation to the demolition of the existing hospital building.  

2.
The financial/commercial implications of the retention and conversion of the existing building as opposed to the proposed demolition.  

The applicants have also raised issues relating to two aspects of the original report as follows.

1.
The reference to a contribution of £40,000 awards certain highway works along Chatburn Road.

2.
The requirement of condition No 6 for 10% of the energy supply being secured from the centralised and renewable low carbon energy sources.  

These four matters will now be discussed in turn under appropriate headings.

Demolition

An examination of the relevant planning law and case law reveals that control over demolition using the Town and Country Planning Act 1990 is, in fact, severely restricted, and in practice only relates to whole residential buildings, or buildings adjoining dwellings.  The demolition of buildings such as warehouses, factories, offices, churches, theatres, shops or (as in this case) hospital buildings, are not subject to planning control unless they are physically attached to a dwellinghouse.  

If the building was listed, total control over any form of demolition or partial demolition is enabled by the Planning (Listed Buildings and Conservation Areas) Act 1990.  If it was in a Conservation Area, then its demolition would require Conservation Area consent.  As Members are aware from the original report, the building is not within a Conservation Area and it is not listed.  As it presently stands, therefore, the building could be demolished at any time without any form of consent or permission from the Local Planning Authority.  

A course of action open to a Local Planning Authority to prevent the demolition or alteration of a building which is neither listed or within a Conservation Area, is to make an Article 4 Direction removing permitted development rights related to demolition.  Such a Direction needs the approval of the Secretary of State if it is to have any effect.  This is a lengthy process with no guarantee that the Direction will be approved by the Secretary of State.  Indeed, in this case, I consider it to be unlikely that a Direction preventing demolition of the building would be approved.  This is because the more usual way of protecting a building (ie making it a listed building) has very recently been considered by the Secretary of State, in consultation with the Government’s statutory advisor, English Heritage, with the outcome that the building was not listed.  

On the subject of demolition, the applicants have commented in a letter received since the application was deferred by the Committee.  They say that they are sympathetic to historic buildings and conservation.  Therefore, before the application was submitted, they explored the possibility of retaining the community hospital building for conversion to residential units.  They say that the work included architectural layout drawings showing a conversion of the building to apartments and a small number of two storey houses.  Unfortunately, they say that these proved to be infeasible for a series of architectural, commercial and economic reasons.  They say that it is for those reasons that they were unable to proceed with a conversion scheme and instead they concluded that the appropriate scheme involves new houses but respecting the building line on the Chatburn Road frontage.  

In more detail with regards to architectural/design issues the applicants have commented as follows;

· As the building is deep in plan, providing apartments with a front and rear aspect would produce units which would be too large to sell in this location.  The alternative of retaining the spine of the building as a new dividing wall and creating single aspect units, would be inefficient in the utilisation of space.  Either way, the two options provide unit sizes which are either too large (with space being wasted) or too small for the residents and in any event unsaleable in the housing market.  

· Because the existing building has ‘legs’ overlooking from one apartment to another would be prevalent.  

· The reality is a dark old building with dark social connotations close to protected trees with limited scope for securing natural light and the most effective energy conservation systems.  New homes, however, can be light and airy and can maximise energy conservation principles.  

The commercial/financial issues are discussed below.

Financial/commercial considerations

With regards to commercial considerations, the applicants make the following comments:

· In a conversion scheme, there are difficulties in providing private external garden areas, particularly at the front of the building without adversely fragmenting the front elevation and adversely affecting the green area which is to be retained.  

· Providing apartments and ‘mid-terraced’ housing in a converted building does not sit well with current needs of the market for family orientated housing.  

· The building may retain negative connotations to locals in the area, as a former workhouse/hospital.  This may hamper its marketing and desirability for residential conversion.

· The building, if retained, would dominate the site from Chatburn Road.  Any new housing at the rear would be difficult to promote given that it would be largely hidden from view.  

With regards to purely financial considerations, the applicants have carried out a basic cost/value appraisal comparing the retention of the existing hospital for conversion to apartments with the new build option as proposed in the application.  This has used the Building Cost Information Service (BCIS) cost and has adopted values based on current market intelligence.  

The outcome of this exercise was that the build cost per m2 for the conversion scheme was less than the same figure for the new build scheme.  However, the sale values for the new build houses were higher than the values of the apartments.  Taking this into account, the conversion option would give a smaller gross surplus (by 14%) and, in the applicants opinion, would therefore give less scope for the provision of affordable housing.  The applicants add that, in their opinion, of greater relevance than the numerical exercise is the very principle of providing apartments in this location.  Their view is that such a proposal is not likely to be commercially palatable.  

Financial contribution to highway works

In the original report, there was reference a request by the County Surveyor for a financial contribution of £40,000 towards improvements to Chatburn Road.  The applicant has correctly pointed out that a contribution of £45,000 has already been conditioned in the recent permission for the new hospital.  The County Surveyor has confirmed that £45,000 is the amount required for the highway improvement works that will make both developments acceptable in highway safety terms.  A further £40,000 is therefore not required.  This will be made clear in the respective Agreements relating to the two applications.

Condition No. 6 -  Renewable Energy

In the original report, the recommended condition No. 6 requires 10% of the energy supply being secured from the centralised and renewable low carbon energy sources.  The applicants have referred this requirement to their services/environmental engineer who has advised that this requirement would be difficult to incorporate on the site for the following reasons:

1.
 Individual wind turbines are not considered suitable for use on this site due to surrounding trees, proximity of dwellings with possible nuisance to neighbours.

2.
Ground source heat pumps may not be possible as the suitability of ground conditions after demolition is unknown, and this is also a costly solution that would not be suitable for smaller dwellings.

3.
Small scale CHP units to generate heat and electricity are also considered unsuitable as this is a relatively new technology, very expensive and not yet considered proven.

In view of the difficulties of installing on site renewable energy to dwellings, the applicants suggest an alternative approach by looking to improve the thermal properties to each dwelling to reduce the overall energy usage with savings in CO2 in excess of that required to satisfy Building Regulations.  This could be achieved by requesting the dwelling comply with level 3 of the Code of Sustainable Homes.  Achieving this standard would also not rule out more practical renewable energy solutions such as solar panels being incorporated. 

I consider the applicant’s suggested alternative condition to satisfy basically the same intentions to be acceptable but I still consider some of the units should be designed to incorporate some renewable energy schemes within the building such as solar panels.

Other Issues

The Countryside Officer has also recommended alterations to the originally suggested conditions relating to bat surveys and tree retention/protection.   

The contents of the Housing Memorandum are also applicable to the consideration of the application.  


The original report is reproduced below with alterations where applicable to reflect the contents of the above updated information.

	TOWN COUNCIL:
	No objections.



	ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
	I have no objections to this application on highway safety grounds.  On the basis of the information provided, there is no reason to anticipate that traffic generated from within the residential development will have a significant detrimental impact on the capacity and safe operation of the immediate local highway infrastructure. All roads and junctions in the immediate vicinity of the development are operating comfortably within their capacity and can accommodate the levels of traffic envisaged as a result of this application Furthermore, there is no reason to anticipate that the development of the adjacent site, to provide a new health facility, will have any wider impact on highway activity that would interfere with the safe and efficient operation of the access to this site Further highway comments in relation to the parking provisions and parking layout will follow the submission of a more detailed site plan.



	
	I would recommend extending the 30mph Speed Limit from the existing transition point to the east of Green Lane to the Pimlico Link Road roundabout. This is consistent with recent speed surveys and including the accesses to both the residential and medical developments within the lower limit would enhance road safety for all road users The site is accessible on foot from the town centre and from adjacent scheduled bus stops on Chatburn Road. The existing infrastructure also supports access by cycle from the town, nearby villages and the Lancashire Cycle Route. A number of scheduled bus services are situated close to the proposed site entrance on Chatburn Road.



	
	Improvements to the existing facilities, in terms of both the level of service and the street furniture, could be achieved. This would enhance the overall service and encourage greater uptake of the public transport mode to this site. However, there are a number of additional measures that would benefit highway safety and would look to be funded from by the Applicant through a Section 106 Agreement I have identified specific highway items that would require an appropriate Developer Transport Contributions in the region £40,000 (in conjunction with the hospital development on the adjoining site).



	
	1. 
The introduction of a 30mph Speed Limit on Chatburn Road, extending from the existing transition point to the east of Green Drive for a distance of approximately 420m in an easterly direction to the roundabout at Pimlico Link Road.

2. 
Interactive signing on Chatburn Road at the new Speed Limit transition point identified above, in order to reinforce the 30mph Speed Limit.

3. 
There have been no collisions involving personal injury during the last five years, 31 August 2003 to 1 September 2008, within 50m of the vehicular access to the site Therefore, no physical highway engineering works are proposed on the immediate approaches from Chatburn Road.

4. No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to and approved by the Local Planning Authority in consultation with the Highway Authority. This is in order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.

5. 
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 reserved 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 Executive 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 be provided.



	
	6 
Within three months of the date of a decision notice, a travel plan with measurable objectives, which are capable of being monitored, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.

	ENVIRONMENT

DIRECTORATE

(COUNTY Archaeologist):
	Initially expressed no objections subject to a condition requiring the implementation of a programme of building, recording and analysis.  

In a second letter, however, the County Archaeologist refers to an objection by the Victorian Society to the demolition of the Clitheroe Union Workhouse on the grounds that the workhouse and infirmary are of some significance due to the positive contribution they make to the character and appearance of the area, as the significant work of a respected local firm of architects, and as a fine example of the then principles of late Victorian workhouse design.  In the light of this, the County Archaeologist withdraws his initial comments and adds his support to the Victorian Society’s recommendation that the application be refused.



	
	Should the Borough Council, however, consider that they are minded to grant planning permission for this or any other scheme, then it is requested that the County Archaeologist be contacted in writing outlining the reasons for the Borough Council's position.  At that point the Archaeology Service will then form an opinion as to how best to proceed in addressing the archaeological issues, and consider the need for any work that may be required as a condition.



	PLANNING OBLIGATIONS OFFICER (LCC):
	The likely contribution request based on the Policy Paper ‘Planning Obligations in Lancashire’ is summarised as follows:

1.
Education.  Sufficient primary school places in the area, therefore no contributions sought for this sector.  However, there is currently no surplus of places in the secondary schools in the area.  The development could potentially yield 14 secondary age pupils.  If all the units were completed during the year in which the County Council numbers on roll is expected to be at its highest (2010) there would be no surplus capacity in the local schools and the contribution would be sought in respect of the full potential yield of 14 pupils.  This would equate to £245,637.  If the developer provides further details this figure could be re-considered.  



	
	2.
Transport.  Reiterates the points made by the County Surveyor which equates to a developer contribution of approximately £40,000 (which has already been requested by a condition on planning permission 3/2008/0877/P for the replacement hospital).



	
	3.
	Waste Management.  Based upon the Policy Paper methodology for Waste Management the request would be for a developer contribution of £25,920.



	
	4.
	Youth & Community.  A contribution of £35,640 to enhance the facilities at the Trinity Youth & Community Centre to provide a warm welcoming facility for the young people on this new development.  

	
	
	

	UNITED UTILITIES:
	No objections provided the site is drained on a separate system with only foul drainage connected in the foul sewer.  Surface water should discharge to the watercourse/soakaway/surface water sewer and may require the consent of the Environment Agency.  If surface water is allowed to be discharged to the public surface water sewerage system, we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.



	
	United Utilities also refers to a number of advice notes for the applicants but says that these have been copied to the agent.  

	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the Victorian Society who say that they have no objection to the relocation of the hospital, nor to some development within the grounds of the former workhouse, but they consider the demolition of the historic buildings to be damaging, wasteful and unnecessary and therefore wish to state their strong objection to the application.  



	
	The Victoria Society says that the former workhouse and infirmary, constructed between 1870 and 1874, are significant:

· For their intrinsic architectural value as a simple but attractive Italianate buildings which makes a positive contribution to the character and appearance of the area;

· As the work of a respected local firm of architects (JJ Bradshaw of the renowned Bolton architects practice Bradshaw, Gass and Hope);

· As an example of Victorian workhouse and infirmary complex built according to current principles of workhouse design.

	
	The Society considers the proposed buildings to be architecturally bland and lacking the quality, interest and detail of the existing building.  They consider that the former workhouse is eminently re-usable and can see no reason why the existing buildings could not be converted into residential use.



	
	While this building may not currently be listed or included in a Conservation Area, it is undoubtedly of architectural and historic interest and the loss of such a building should be strongly resisted.



	
	A letter has been received from Clitheroe Civic Society who strongly object to the demolition of the current hospital building referring to its architectural and historic importance to support their objection.  The Civic Society considers that the building should be retained and converted into apartments.  They say that to retain and adapt the original workhouse building would also be adhering to good sustainable design principles in reusing the existing energy tied up in the structure and fabric which will be lost if demolished and will require additional resources to replace with new.  The rest of the cleared site could be used for new build.  



	
	A letter has been received from the Friends of Clitheroe Community Hospital who fully support the provision of a new purpose built facility but have concerns about the proposal to totally demolish the existing building.  They consider that the front part of the building, the original workhouse, which is the section that ‘presents its face to the community’ would be suitable for conversion to apartments.  



	
	32 letters have been received from local residents who object to the application for reasons that are summarised as follows:



	
	1.
	The existing building is of significant architectural and historic interest and is an important part of Clitheroe’s heritage.  It should therefore be retained rather than demolished.  The front part of the building, at least, should be retained and converted into apartments.  English Heritage should be requested to list the building without delay to give it statutory protection for future generations.



	
	2.
	The trees at the front of the building should be retained.



	
	3.
	The conversion of the existing building into low cost apartments would enable young families who want to live in Clitheroe to do so rather than having to move elsewhere because of a lack of low cost accommodation in the town. 



	
	4.
	The site is not suitable for residential development as it is remote from community facilities and is adjacent to business and industrial premises.  



	
	5.
	The scale and function of existing and proposed buildings immediately adjacent to the proposed housing development (including the 12m high 6000m2 new health facility) are incompatible with residential use.  



	
	6.
	The Council's previously adopted and successful practice of separating employment areas from residential areas with essential open space would be contravened.



	
	7.
	There is inadequate evidence of the impact of the proposed development on local traffic levels.  



	
	8.
	In approving application 3/2008/0877/P the Council considered that the new health facility was appropriately located adjoining existing industrial and employment uses.  It therefore follows that the land adjacent to the new hospital should also be designated for industrial/employment use rather than residential development.  This would cluster these functions and leave them separate from residential areas in accordance with basic town planning principles. 


Proposal

The application seeks outline permission for a development of 52 houses following the demolition of the existing hospital buildings.  Although the application can be considered on its own merits, it is related to the full planning permission (3/2008/0877/P) granted subject to conditions by the Planning and Development Committee on 15 January 2009 for new health facilities in a three storey building with access and car parking on land to the east of the existing hospital site.

The proposed development comprises a mixture of 2, 3 and 4 bedroomed detached, semi detached and terraced houses and ranging from 2, 2.5 and 3 storeys high.

Access would be from Chatburn Road utilising the existing western access road to the hospital with junction improvements for sight lines at the entrance.  The existing mature trees and lawns at the Chatburn Road frontage of the site would be retained as public open space.  Directly behind the public open space the houses would face Chatburn Road.  The houses on the western side of the site would have rear gardens adjoining open fields.  On the southern side, longer rear gardens would separate the dwellings from the adjacent Deanfield Industrial Estate.  On the eastern part of the site the gables of the end houses of two rows of terraced properties would face the eastern boundary in order to act as a barrier to possible sounds from the proposed new health facility.

Each property would have its own integral garage and/or parking spaces.  

External materials are not specified in this outline application, but it is stated in the Design and Access Statement that consideration would be given to a mix of materials, some of which would be contemporary although they would reflect the external materials used widely in the locality.  

Site Location

The site, which has an area of approximately 2 hectares, comprises the existing hospital buildings, with adjacent tarmac parking areas with surrounding areas of lawns, and is bounded by existing hedges and mature trees.  

The site is on the south side of Chatburn Road and is adjoined to the west by open fields (with dwellings immediately beyond) to the east by the Deanfield Industrial Estate and to the north by the site of the recently approved new hospital.  

The site is within the settlement boundary of Clitheroe as defined in the adopted Local Plan.  

Relevant History

3/2008/0877/P – New health facilities comprising three storey building, car park and access on land adjacent to this application site.  Approved subject to conditions.

Although there have been numerous applications for extensions and alterations etc to the existing hospital building, none are considered to be of any relevance to this current application.  

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV7 - Species Protection.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

RSS Policy DP1 – Spatial Principles.

RSS Policy DP7 – Environmental Quality.

RSS Policy L4 – Regional Housing Provision.

RSS Policy L5 – Affordable Housing.

PPS1 – Delivering Sustainable Development.

PPS3 – Housing.

PPS22 – Renewables.

PPS23 – Development of Land affected by Contamination.

PPS25 – Development and Flood Risk.

PPG13 – Transport.

PPG24 – Planning and Noise.

Environmental, AONB, Human Rights and Other Issues

There are numerous key issues to be considered in the determination of this application which are discussed below under appropriate sub-headings.  

The demolition of the existing hospital

Of the letters of objection received from members of the public, the vast majority only objected to the proposed demolition of the existing building, with no objections raised to the principle of residential development on this site or to any other detailed aspect of the proposal.  

The building is not listed, but many consider it to be of architectural and historic interest and an important part of the heritage of Clitheroe.  English Heritage, however, has considered an application to list the building since the receipt of this planning application.  The following is an extract from a letter dated 2 February 2009 from English Heritage to the Council:

The Secretary of State, after consulting English Heritage, the Government’s statutory advisor has decided not to add the above building to the list. 

Clitheroe Community Hospital is not designated for the following principle reasons:

· The former workhouse, hospital block and surviving original outbuildings have been executed in a relatively modest architectural style.

· The former workhouse is a late example of a ‘corridor type’ workhouse and as such it does not display any innovative or historical developments in its construction. 

· The addition of somewhat brutal lift shafts to both of the main buildings has significantly compromised the aesthetic appeal of the respective elevations of these buildings, whilst other additions to the rear of the former workhouse have further compromised its original plan.

· Demolition of some original buildings and the construction of modern healthcare buildings and link corridors has significantly altered the original layout of the workhouse complex.

It therefore is not of sufficient special architectural or historic interest to merit listing.

In view of this decision by English Heritage, I do not consider that any decision to refuse the application because of the demolition of the existing building would be sustainable.  

Suitability of the site for housing development 

There are two issues to be discussed under this sub-heading.  Firstly, the location of the site needs to be considered in Policy terms.  As Members are aware, the Council has been operating a policy of housing restraint in recent times given the over supply of housing in the Borough when measured against a target set in Policy 12 of the Joint Lancashire Structure Plan 2001-2016 which has now been superseded by the Regional Spatial Strategy.  As a result, and in accordance with Policy L4 of the RSS, proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan.  

As a site within the settlement boundary of Clitheroe, saved Policy G2 of the Local Plan is applicable to this application.  This policy states that new developments will be mainly directed towards land within the main settlement boundaries.  With regards to Clitheroe it states, specifically, that the scale of development that will be approved, is ‘consolidation and expansion of development and rounding off development.  In all cases this must be on sites solely within the settlement boundary and must be appropriate to the town’s size and form’.  

As a brownfield site wholly within the settlement boundary, I consider that the proposal represents appropriate consolidation and rounding off development.  Although the site is towards the north eastern edge of the settlement boundary, it is within walking distance of the town centre and is on a bus route.  In my opinion, the use of the site for housing represents a sustainable form of development.  

The second issue under this sub-heading (which relates to a matter raised by a local resident) concerns the proximity of the site to the existing Deanfield Industrial Estate and the proposed new hospital.  A comprehensive Noise Impact Assessment has been submitted with the application and the proposed layout of the development also pays regard to the adjoining roads and land uses. 

With regards to the layout, all the houses are set back from Chatburn Road through the retention of trees and public open space area on the front part of the site.  The houses on the eastern part of the site are orientated so that only the gable elevations of two properties adjoin the boundary with the new hospital site.  On the southern part of the site, adjoining the Deanfield Industrial Estate, the properties generally have longer rear gardens.  it is also relevant to note that the adjoining industrial units are subject to conditions stating that they can be used only for uses within Class B1 (offices, light industry and research of development) of the Use Classes Order 1987.  By definition, these are uses that could be carried out in a residential area without undue harm to the amenities of nearby residents.

In order to further protect the residents from noise nuisance, the Noise Impact Assessment details a number of mitigation measures (such as ventilation measures on certain plots to avoid the need for windows to be opened and acoustic fences in a number of specified positions) that can be required by an appropriate condition in the event that planning permission is granted.  Overall, I therefore consider that the site is appropriate for residential development both in principle and with regards to detailed considerations.  

Affordable housing

Saved Policy H19 of the Local Plan states that, in main settlements (including Clitheroe) affordable housing to meet a clearly identified need will be achieved by negotiation for the inclusion of a proportion of affordable housing in all new planning permissions.  

A draft Section 106 Agreement, submitted with this application, states that ‘not less than 20% (rounded down to the nearest whole number) of the total number of residential units permitted by the planning permission shall be affordable housing units’.  This equates to ten units.  It is further stated that, of the affordable units, not more than 20% (rounded down to the nearest whole number) shall be required to the available rented accommodation.  This equates to two rental units.  Members will be aware of the housing memorandum which is the subject of consultation which seeks a provision of 51% affordable on such sites, however, the document does suggest sites need to be considered having regard to other material considerations including the viability of the scheme.  In accordance with the Memorandum, it is likely that the Council will be seeking to achieve a larger percentage of units for rental.  

A viability assessment provided by the applicant in connection with the affordable housing issue has been assessed by the District Valuer, who has concluded that ‘the Developer’s appraisal is considered fair and reasonable, taken overall, and, therefore, under the current market conditions the proposed offer on affordable housing units is reasonable, based on this economic test of viability’. 

The District Valuer points out, however, that the assessment has been carried out in a period where housing values are falling, and where there are consequential effects on residential development viability, and that it is likely that this situation may change over a reasonable period of time, such that he would recommend that the assessment should be reviewed if the development has not been substantially carried out within one year of the planning permission being granted.  This need for re-assessment (which should be at the applicant’s expense) could be a clause built into any Section 106 Agreement.  

Subject to such an Agreement, it is considered that the proposal is acceptable with regards to the proposed level of affordable housing to be provided within the development.  

Highway matters

It is evident from the consultation response of the County Surveyor that the proposal would cause no significant harm to highway safety subject to a number of conditions (including the submission for approval of a travel plan) and a developer contribution of £40,000 towards a number of specified highway projects.  This would form a part of a Section 106 Agreement.  

Protected species, landscape and visual amenity 

A report relating to a Comprehensive Ecological Survey and Assessment (including surveys for protected species) was submitted with the application.  This has revealed that some of the buildings to be demolished may have been used as bat roosts.  A full method statement for mitigation is included within the report.   This includes a requirement for the roof removal and demolition works to be carried out carefully and at an appropriate time of year with a licensed bat worker to be present at critical times.  The construction of a purpose built bat roost within the site is also included in the submitted plans.  The requirement to obtain a licence from Natural England is also recognised within the report.  Subject to a condition requiring compliance with the findings of the report (and an updated survey),  I consider the proposal to be acceptable with regards to ecological considerations.  

With regards to landscaping and visual amenity, the submitted plans show the retention of the existing trees and hedges around the boundaries of the site, including those fronting Chatburn Road, the areas between which will also be retained as three areas of Public Open Space.  The view through the frontage trees and across the POS will be of the front elevations of dwellings.  I consider that this will present an attractive view into the site from Chatburn Road and consider, generally, that the application is acceptable from the viewpoint of visual amenity.  A tree protection condition will be imposed in the event that planning permission is granted. 

Conclusion

Overall, subject to an appropriate Section 106 Agreement and a number of conditions, it is considered that this proposed development is acceptable in principle.  The Section 106 Agreement shall include reference to the level of developer’s contribution towards education, transport, waste management and youth community projects.  Its main content, however, will relate to the provision of an appropriate number of affordable housing units within the development, including a mechanism for review in the event that the development is not carried out for a number of years (in view of the difficulties/uncertainty caused by the current economic climate).  The Agreement shall detail the pricing of the properties, criteria of eligibility, details of a mechanism showing how the units are to be retained as affordable housing, including pricing, rental, occupancy and enforcement of occupancy.  The Agreement shall also give an undertaking that the applicant shall pay reasonable costs to the Council for any independent financial viability reports that might be necessary to assess the market viability.  

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development that would not adversely affect visual amenity, nearby residential amenity or highway safety.  

RECOMMENDATION: That Committee be MINDED TO APPROVE the application subject to the following conditions and therefore Defer and Delegate the decision to the Director of Development Services to await the satisfactory completion of a Section 106 Agreement in the terms outlined in the conclusion of this report.  

1.
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates:

(a) The expiration of three years from the date of this permission; or

(b) The expiration of two years from the final approval of the reserved matters or, in the    
case of approval of different dates, the final approval of the last such matter to be 
approved.

2.
This outline planning permission should be read in conjunction with the Section 106 Agreement dated …..

REASON:  For the avoidance of doubt as the permission is subject to an Agreement.

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

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

4.
No part of the development hereby permitted in outline should be commenced until a scheme for the construction of the site access and off site works of highway improvement have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  This shall be implemented in accordance with a timescale to be agreed by the Local Planning Authority.


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

5.
Prior to the submission of any application for the approval of reserved matters, a travel plan with measurable objectives, which are capable of being monitored, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  


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

6.
All of the dwellings hereby permitted in outline shall comply with Level 3 of the Code for Sustainable Homes.  Precise details of how this shall be achieved shall be included in any application for the approval of reserved matters and at least five of the units shall incorporate solar panels. 


REASON:  In order to encourage renewable energy and comply with national guidance on climate change and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

7.
The development hereby permitted in outline 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 the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.

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] the details of which shall be agreed in writing.

A protection zone 12 x the DBH covering at least the entire branch spread of the tree/s, [the area of the root soil environment measured from the centre of the trunk to the edge of the branch spread] shall be physically protected and 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 considered to be of visual amenity, historic or botanical value are afforded maximum physical protection from the adverse affects of development, in order to comply with Policies G1 and ENV13 of the Ribble Valley District Wide Local Plan.

9.
No works shall take place on the site until the applicant, or their agent, or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation which has first been submitted to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building and to comply with Policy ENV14 of the Ribble Valley Districtwide Local Plan.

10.
An updated protected species survey shall be carried out of all existing buildings identified in the original survey dated September 2008.  The survey shall include two emergence surveys and details of all mitigation measures including the timing and methodology of all operations as well as details and location of new permanent bat roost building and numbers and locations of roosts incorporated into the new build. 


REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan in order to ensure that no species protected by the Wildlife and Countryside Act are harmed or their roost sites destroyed or damaged. 

11.
All works of demolition on the existing building shall be carried out in full compliance with the contents of the Ecological Survey and Assessment report dated September 2008 by the Environmental Research and Advisory Partnership that was submitted with the outline application, and the updated survey required by another condition on this permission.


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.  

12.
The purpose built bat roost shown on the submitted application plans shall be erected to the satisfaction of the Local Planning Authority prior to the first occupation of any of the dwellings hereby approved in outline.  Thereafter, this bat roost shall be retained permanently to the satisfaction of the Local Planning Authority.


REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that appropriate mitigation measures are implemented in respect of species protected by the Wildlife and Countryside Act 1981.  

13.
Any application for the approval of reserved matters shall include details of noise mitigation measures (such as ventilation measures on noise sensitive plots to avoid the need for windows to be opened and acoustic fences in appropriate locations).  The approved measures shall then be fully implemented prior to the first occupation of the dwellings to which they relate.


REASON: In order to provide a satisfactory level of amenity for the occupiers of the dwellings and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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