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APPLICATION NO:
3/2010/0185/P
(GRID REF: SD 370971 452030)

NEW PUMPING STATION IN CONNECTION WITH NEW POTABLE WATER SUPPLY TO SLAIDBURN VILLAGE AND OUTLYING PROPERTIES AT CHURCH STREET, SLAIDBURN, CLITHEROE, LANCASHIRE

	PARISH COUNCIL:
	The Parish Council objected to the original position of the pumping station on the basis that,

· the siting of it next to the burial ground at St Andrews Church is insensitive,

· it would also be one of the first things visitors would see on entering the village,

· insufficient research had been done and that no clear reasons could be given as to why it would be positioned there.

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.



	LCC TRAFFIC AND DEVELOPMENT ENGINEER:
	No formal observations or comments have been received at the time of the reports submission in relation to the revised location, and any views will be reported verbally.



	LCC PLANNING OFFICER (ARCHAEOLOGY):
	No objection subject to a relevant condition.

	ENGLISH HERITAGE:
	In respect of the original proposal, English Heritage do not object in principle to the installation of a pumping station that is sensibly proportioned, of inconspicuous design, and built using appropriate vernacular materials. On this basis, whilst the proposal complies with this in terms of its design, the proposed location is considered to affect the setting of the Grade I Listed St Andrew’s Church adjacent to the site. 

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.



	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from residents of Slaidburn, with the following points of objection being raised to the original proposal,

· Only in England in an Area of Outstanding Natural Beauty would a large corporate body consider putting a pumping station at the entrance to a village interrupting a view of St Andrew’s Church,

· Visual impact on ‘gateway’ to the Village,

· Will detract from setting of the Listed Building,

· It seems extraordinary that a Utility Company should think of putting a new water system and pumping station beside a historic graveyard,

	
	· Not only is it an archaeological site, but the thought of pumping water beside the ground in which lie the bodies of victims of the Black Death in 1349 and Plague (buried in 1632) seems extraordinary, and

· The concept of sacrilege in disturbing the ground in and around graveyards has sound practical basis as the consequences of a leaking pipe pumping water through contaminated corpses is extraordinary.

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.


Proposal

The application seeks planning permission for a new pumping station building in connection with the new potable water supply being provided to Slaidburn village and other outlying properties. The proposal has been amended once due to the objections from English Heritage and surrounding neighbours, and as such the plans to consider are those submitted on the 28th of April 2010, which indicate the building moved further away from the boundary with St Andrews Church and closer to the cluster of agricultural buildings off Church Street, Slaidburn. The proposed pumping station measures 5.6m long x 3.6m wide x 4.2m high. It has been sized to be as small as possible to house the pumping equipment whilst maintaining safe working practices for personnel. The building will also be partially screened by the planting of two trees to the east of the site, as well as the existing dry stone wall to the south.

Site Location

The site lies off Church Street (B6478), Slaidburn, on land adjacent to the agricultural property of Baile Laithe and south of St Andrews Church. The site lies within the Slaidburn Conservation Area, and also lies within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

N/A

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

PPS5 – Planning for the Historic Environment.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Environmental, AONB, Human Rights and Other Issues

As background to the application, currently the village of Slaidburn is supplied by a private water supply provided by the Estate Owner. The Local Authority, as the regulatory authority for private water supplies, has reported to United Utilities that there have been numerous complaints from the residents of Slaidburn about the water quality. The Drinking Water Safety Plan (DWSP) risk assessment identified that there was an unacceptable risk to public health from the existing supply, with the responsibility for this quality lying with the private supply. United Utilities Water Plc, in agreement with the Drinking Water Inspectorate (DWI) and the Estate Owner, have an undertaking to take over responsibility for supplying potable water to the village of Slaidburn and to some outlying properties, with the project being given a DWI imposed regulatory date of March 11th 2011. The project involves the construction of a new pipeline and infrastructure to each of the 115 properties with a total of 139 connections in Slaidburn Village. The pipeline has been assessed under the Environmental Impact Assessment Regulations 1999, with the conclusion being that only the pumping station building requires planning permission (with the work involved in laying the pipes can be carried out under Permitted Development), and that an additional Environmental Impact Assessment would not be required with this application.

The proposal has been amended once following the receipt of consultation response, and as such the amended plans submitted on the 28th of April 2010 now indicate the building moved further away from the boundary with St Andrews Church and closer to the cluster of agricultural buildings off Church Street, Slaidburn. Therefore, given the clear benefits the proposed development will bring to the village of Slaidburn, the main issues to consider in respect of this amended proposal are the visual impact of the proposed building in relation to the adjacent Listed Building, the Slaidburn Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty, any potential highway safety implications by virtue of the alterations to the access point off Church Street.

VISUAL IMPACT

The physical look of the development has been designed to minimise its visual impact as well as blend in with the adjacent agricultural buildings. This revised location is considered to be far more acceptable than the previous site adjacent to the highway as the building is now not easily visible on your approach to Slaidburn, and does not mask any views of the Listed Church, St Andrew’s. The building is still visible from long distance views (as you drop into Slaidburn from the Tosside Road), however it will be seen against the backdrop of the existing buildings on site. The building is proposed to be built from natural stone, and will have a slate roof. The doors proposed would be steel in construction for security reasons, but clad in timber effect material in order to blend in. The landowner will still use the vehicular access to the site, with the proposal seeking improvements/alterations to the entrance and the access track in order for it to be safer to pull off the highway. These alterations, including the extension of the crushed limestone track down to the new building, have all been done so in order to blend in with its location. On this basis, in order for the new building not to stand out too starkly in contrast to the adjacent older buildings, I would recommend the use of locally sourced, reclaimed stone. That aside, it is considered that the design and style of the building is appropriate for this type of area, and as such I do not consider the building will be unduly prominent to the detriment of the visual amenity or setting of either the adjacent Listed Building, Slaidburn Conservation Area or the Forest of Bowland Area of Outstanding Natural Beauty.

HIGHWAY SAFETY

With regards to the impact of the scheme on nearby highway safety, whilst no formal comments have been received by the LCC Traffic and Development Officer, he has viewed the scheme and has verbally raised no objections to the scheme on highways safety grounds. The amendments to the access retain the sightlines on this section of highway, and the existing arrangements for accessing this field are suitably improved. In addition, the alignment of the service track and the location of the security gate also provide additional provision for vehicles turning from and emerging onto Church Street.

OTHER ISSUES RAISED

In respect of the other issues raised by neighbours, the LCC Archaeologist has raised no objections in respect of the proposed work, subject to the relevant condition, and the Council’s Environmental Health Officer has raised no objections in respect of the proposed new water pipe network. Therefore, whilst I am mindful of the objections made by the Parish Council and the nearby neighbours, I consider the scheme to comply with the relevant Local Plan Policies, and as such be 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 Committee be minded to approve the application subject to the following conditions and defer and delegate to the Director of Development Services subject to no other material issues arising by the end of the consultation period.

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.
The permission shall relate to the development as shown on Plan Drawing No’s P214/80018882/00/97/1001 Issue B, P214/80018882/00/97/1002 Issue B and P214/80018882/00/97/1003 Issue C.


REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on the 28 April 2010.


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

4.
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 archaeological work. 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.

5.
The building hereby approved, shall be faced in locally sourced, re-claimed natural stone and roofed in re-claimed natural slate unless alternative materials have first been agreed in writing with the Local Planning Authority. Prior to the commencement of the development hereby permitted, details of the materials to be used shall be submitted to, and approved in writing by, the Local Planning Authority.


REASON: In accordance with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of external appearance, given the location of the site within the Slaidburn Conservation Area and within the Forest of Bowland Area of Outstanding Natural Beauty.

6.
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.

7.
Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.


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

8.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 6m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


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

APPLICATION NO: 3/2010/0236/P
(GRID REF: SD 374093 440847)

PROPOSED ERECTION OF CHILDREN’S DAY NURSERY, CAR PARKING AREA AND NEW ACCESS AND ASSOCIATED ENGINEERING WORKS AT FORMER BARKER’S GARDEN CENTRE, WHALLEY ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections in principle to this application on highway safety grounds.

Vehicular access to the proposed Day Nursery is from Littlemoor and has been designed to appropriate standards.  The access layout provides for 18 car parking spaces, of which 2 are for use by those with impaired mobility.  In addition to the parking spaces identified on site, adequate space is provided for dropping off and manoeuvring sufficient to meet the demands of the site.



	
	The specifications for the width of both the access road and the footway provisions are satisfactory. 

The provision of a 1.8m wide continuous footway link from Whalley Road through to the main entrance is welcomed, as are measures to discourage parents from dropping off their charges from Whalley Road through the lack of a direct footway link.  It will be important to maintain the hedge and low fence to Whalley Road to ensure that it is not seen as a convenient route into the development.

Subject to maintaining  or improving the existing sightlines from Littlemoor I would have no objections to introducing a more substantial fence than is presently suggested.  This would have benefits in relation to the security of the site and a more substantial barrier to potential pedestrian activity from Whalley Road.

Mention is made of a gated access but no details are provided.  I would welcome an amended site plan giving more information concerning the position and operation of this aspect of the proposal. 

 

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



	
	Concern over the proposed access and exit onto Littlemoor Road and that the development may lead to conditions to the detriment of highway safety.  There is a very sharp bend near some of the adjacent properties and there are no traffic calming measures and as this development will result in more traffic it could lead to the likelihood of vehicular accidents. 


Proposal

This proposal is to erect a new children’s nursery which will be a single storey building.  There is a car park with an entrance onto Littlemoor Road and an outdoor play area in association with the children’s nursery located adjacent to the properties on Whalley Road, Clitheroe.  

The single storey building measures approximately 20m x 18m and would have a maximum height of approximately 4.9m.  The building is of a hipped roof construction with two separate gables and would have an entrance porch on the front elevation.  The building would be accessed via the proposed car park which itself has a vehicular access off Littlemoor Road, approximately 50m from the junction of Whalley Road.  The outdoor hard play area which is adjacent to the boundaries of 159 Whalley Road measures approximately 15m x 22m and would have a 1.8m screen fence surrounding the area.  The car parking area is for 18 parking spaces which incorporates two disabled spaces.  

Due to the land levels the building itself will be set at a lower level than the main Whalley Road and the finish floor levels would indicate that the building would be approximately 1½ m lower than the floor level of No. 159 Whalley Road and ½m lower than the main road. 

Site Location

The site is located on the former Barkers Nursery site and has a boundary on to both Littlemoor Road and Whalley Road, Clitheroe.  The site is not within the Conservation Area but some of the trees are subject of a draft Tree Preservation Order.  

Relevant History

3/2003/0829/P – Residential development.  Withdrawn.

3/2003/0595/P – Erection of 33 residential units and associated garages.   Refused and dismissed on Appeal.  

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP11 - Loss of Employment Land.

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration of this application relate to visual, including impact on trees, and residential amenities, as well as highway safety.  

The building itself is single storey and given the drop in land levels it will not be readily visible from the main highways.  However, it is important to ensure that the boundary treatment facing onto Whalley Road is acceptable.  

The materials used for the main building are red brick on a walling material and concrete grey tiles on a roofing material.  I am satisfied that, subject to precise details, these materials would sit comfortably in this location.

The most significant impact in relation to residential amenities will be the disturbance from additional traffic and likely noise from the use of the outside play area.    In relation to noise from the activities I am satisfied that the nature of the business is one that can be accommodated in this locality.  The most affected property would be the one adjacent to the outdoor play area associated with the nursery.  Although there my be some impact I am of the opinion that this is likely to be an acceptable level given that the scheme shows the retention of the existing boundary screening and a screen fence separating this area from the adjacent property.  

It is evident that concern has been expressed about the likely increase in vehicular activity on to Littlemoor Road but it is clear that this view is not shared by the County Surveyor who requests that people should be discouraged from dropping off children on Whalley Road and use the access and car park off Littlemore Road.  

The site is the subject of a draft Tree Preservation Order and it is important to ensure that the development does not have an adverse effect on the trees.  A visual assessment has been carried out but in order to fully assess the impact it is necessary to have a climbing inspection as well as a  Picus Tomogram and Resistograph technology to give the appropriate information.   On the basis of that advice I am of the opinion that no decision should be issued until adequate details have been submitted.

However, as this remains the only issue that needs to be resolved I am of the opinion that the application can be deferred and delegated to the Director of Development Services to await such information and if the details indicate that trees are significantly affected a report will be taken back to a future meeting.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application is DEFERRED AND DELEGATED subject to details of the additional arboricultural report being to the satisfaction of the Local Planning Authority and the following conditions

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture, and details of all fencing and gateway,  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 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.

4.
Prior to commencement of use the parking and parking details shown on Plan ref: TRI-0540 site layout shall be implemented to the satisfaction of the Local Planning Authority and thereafter retained in perpetuity.


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

5.
Prior to commencement of the development, precise details of the gated access and its method of operation shall be submitted to and approved in writing by the Local Planning Authority.


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

6.
This permission shall relate to Plan ref: TRI-0540-0 Elevations, TRI-0540-0 Site layout and cross section plan, TRI-0540-0 Sheet 1, 2 and 3.


REASON:  For the avoidance of doubt. 

7.
Prior to commencement of development an additional tree report shall be submitted to the Local Planning Authority and shall include detailed tree protection measures and ground remedial works in the form of terraventing, reinstatement of natural ground levels and the application of Mycorrhizael compound.


REASON:  In the interest of visual amenity and the protection of trees which are seen as an important landscape feature and to comply with Policy G1 of the Districtwide Local Plan.  

APPLICATION NO: 3/2010/0333/P
(GRID REF: SD 367679 434018)

PROPOSED REAR AND SIDE EXTENSIONS, PORCH, ROOF LIFT, DETACHED GARAGE AND ALTERATIONS (RE-SUBMISSION) AT RIBBLESDALE COTTAGE, COPSTER GREEN

	PARISH COUNCIL:
	No representations had been received in respect of this current application at the time of report preparation.

In respect of the previous application, the Parish Council commented that, having visited the site, they objected on the following grounds:



	
	1.
	The proposed works will cause a significant loss of light to the property known as Old Manor Cottage.  At present Old Manor Cottage has small windows which allows small amounts of light in.  By raising the roof of Ribblesdale Cottage, it is envisaged that all light will be blocked out of Old Manor Cottage. 



	
	2.
	Raising the roof at Ribblesdale Cottage will have a detrimental effect upon Old Manor Cottage.  



	
	3.
	Due to the proximity and height of the side lean-to and the rear extension, we deem that the project would be a significantly un-neighbourly development.



	
	4.
	Due to the proximity and height of the side lean-to and the rear extension, we deem that the project would lead to a loss of what little visual amenity exists at present along these elevations. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations had been received in respect of this current application at the time of report preparation.

In respect of the previous application, letters were received from the two immediate neighbours who objected on the following grounds:



	
	1.
	The height of the proposed single storey extension replacing the outbuildings will take light away from the side living room window of the adjoining property to the north meaning that the lights would need to be on all day.  



	
	2.
	The proposed extension of the sun lounge could take away views at the back of the cottage to the north of the application site.



	
	3.
	The proposed replacement garage would cause loss of light to a lounge window of the adjoining property to the south.


Proposal

The application relates to the general extension and renovation of an existing detached dwelling comprising the following:

1.
The eaves and ridge height of the main roof of the dwelling would be raised by 400mm.

2.
On the front elevation an existing porch would be widened from 2.8m to 3.5m in order to incorporate a downstairs WC.  

3.
On the eastern side elevation a single storey pitched roofed sunroom extension would be erected.  This would have approximate dimensions of 4m x 4.5m with an eaves height of 2.5m and a ridge height of 3.8m.

4.
An existing detached garage (5m x 5m with a maximum height of 2.75m) at the south eastern corner of the building would be demolished and replaced with a 6m x 5m garage with an eaves height of 2m and a ridge height of 3.75m

5.
At the rear of the property there is a detached outbuilding with approximate dimensions of 7.4m x 1.1m.  The rear wall of this outbuilding immediately abuts the rear boundary wall and there is a gap of approximately 1.6m between its front wall and the rear wall of the cottage.  At its rear elevation the outbuilding has a height of approximately 1.8m and it is approximately 2.5m high at the front.


It is proposed to demolish the outbuilding and construct an extension over its footprint and over the existing gap between the outbuilding and the rear elevation of the dwelling.  The extension would have approximate dimensions of 7.4m x 2.7m with an eaves height (at the rear) of 2.5m x and a maximum height (at the rear wall of this existing dwelling) of 3.6m.

Site Location

The property is on the east side of Copster Green.  It is orientated so that its front elevation faces south looking down The Green and partly across the front garden of the adjoining property on that side.  The rear elevation faces the adjoining cottage to the north.  The western side elevation faces The Green and the eastern side elevation faces the private “rear” garden of the property. 

Relevant History

3/2009/1008/P – Proposed rear and side extensions providing extended porch, sun lounge and kitchen/dining room, roof lift and detached garage.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

This is a re-submission of application 3/2009/1008/P that was refused by Committee at its meeting on 15 April 2010 for the reason that the extension on the northern elevation “by virtue of the increase in height would lead to loss of light and have an overbearing impact on the adjacent residential property to the detriment of visual amenity and as such be contrary to Policy G1 of Districtwide Local Plan”.

Permission is again sought for the same extensions, alterations and detached garage as in the original application.  More information, however, is provided in respect of the rear extension that would replace the existing detached outbuilding.

The considerations that were relevant to the original application, and that remain relevant to this current application, are the effects of the proposed extensions and alterations upon visual amenity and upon the amenities of the adjoining dwellings to the north and south of the site.

The property had white painted random stone walls and a grey slate roof.  As part of the overall refurbishment the paint will be removed to leave natural random stone walls and the new roof will be blue slates.  These changes will represent an improvement in the visual amenities of the locality.  The slight increase in the height of the roof would not, in my opinion, result in any detriment to visual amenity.  The extended porch and the side and rear extensions are all of appropriate design with pitched roofs and would be constructed using matching external materials.  Overall, with regards to visual amenity, I considered the original proposal to be acceptable.  The Committee did not refuse the original application for any reason relating to visual amenity.

With regards to the amenities of nearby residents, both of the nearest neighbours expressed objections to the original application.  The neighbour to the south considered that the proposed replacement garage, being larger than the existing, and in a different position, would cause a loss of light to a lounge window in his property.  The window concerned, however, is a side window in the northern elevation of that property, and it is a secondary window to the room with the main window facing east over the property’s rear garden.  In view of the orientation (facing north) I consider that any loss of light to the window would be negligible.  When added to the fact that it is a secondary window, I do not consider that loss of light to the adjoining property to the south would represent a sustainable reason for refusal of the proposal.  The original application was not refused for any reason relating to the garage.

The sun lounge extension on the eastern side elevation is set towards the front (southern) elevation approximately 5m away from the northern boundary.  This extension would have no effect on light to the adjoining property to the north because of the intervening rear extension.  The original application was not refused for any reason relating to this particular extension.

In her letter of objection to the original application, the neighbour to the north did not mention the increase in the height of the main roof (although this was mentioned by the Parish Council).  However, I do not consider that an increase of only 0.4m (approximately 1ft 3ins) would have such significant effects upon the neighbour’s light to represent a sustainable reason for refusal of the proposal.  The original application was not refused for any reason relating to the increase in height of the roof of the main dwelling.

The single reason for refusal of the original application related only to the effects of the rear extension on the amenities of the adjoining property to the north that has a side elevation with habitable room windows close to the boundary with the rear elevation of the application property.

As more accurately shown on this current application, the existing outbuilding that would be replaced has an eaves height (at the rear boundary wall) of 1.8m and a maximum height (1.1m away from the rear wall) of 2.5m.  The proposed extension would be 2.5m high at the rear boundary wall and 3.6m high where its roof joins the rear elevation of the dwelling.  It eaves height is therefore 0.7m higher than the existing outbuilding.  Its maximum height is 1.1m higher than the maximum height of the outbuilding.  The maximum height of the extension, however, would be 1.6m further away from the neighbouring dwelling than the point of the maximum height of the outbuilding.

The main rear wall, the main roof and the existing outbuilding already have an overbearing and overshadowing effect on the adjoining property to the north.  Although slightly higher than the outbuilding at both eaves and ridge, the extension would have minimal effects upon the light to the neighbour as it would, itself, be in the shadow of the two-storey high main building.  Also, I do not consider that the relatively small height increase would result in any seriously overbearing effects on the neighbour above those that already result from the outbuilding.  Additionally, although included in the application as part of the overall scheme, of extensions and renovation works, the rear extension falls within the category of permitted development defined by Class A1 of the General Permitted Development Amendment Order.  It could therefore be erected legitimately even if this application was refused.

A bat survey submitted with the original application (and included in the current application) concludes that the building operations, including removal of any roofing material and/or modifications to the main roof and roof void are unlikely to cause any disturbance to roosting bats or result in the loss of a nursery bat roost, resting place or hibernaculum or cause injury or death of a European Protected Species (EPS).   The scale of impact on an EPS is likely to be low or negligible.

For the reasons given in the report, I remain of the opinion that there are no sustainable reasons for refusal of the rear extension.  As the introduction of any new reasons for refusal could represent unreasonable behaviour, I consider that permission should be granted in respect of this current application.

However, as the period for the receipt of representations does not expire until 21 May 2010, I recommend in the terms set out below.

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 Committee DEFER AND DELEGATE to the Director of Development Services to grant permission following the expiry of the statutory consultation period on the basis that no new material planning issues are received regarding this application.

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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

2.
This permission shall relate to the proposal as shown on drawing numbers CS/10/0333/1 and CS/10/0333/2.


REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

APPLICATION NO: 3/2010/0157/P
(GRID REF: SD 370624 435190)

PROPOSED RELAXATION OF A SECTION 106 AGREEMENT TO ALLOW THE INDOOR AND OUTDOOR RIDING ARENAS TO BE USED FOR COMPETITIVE EVENTS, GYMKHANAS OR OTHER SUCH EVENTS AT LAND ADJACENT NORTHCOTE MANOR, NORTHCOTE ROAD, LANGHO

	PARISH COUNCIL:
	Object to this application as permission was originally granted as providing that this type of activity did not take place.  The Parish Council also believe that there is living accommodation within this complex for which no permission has been granted.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The relaxation of the existing condition to provide a degree of commercial activity at this location should be monitored for an initial 12 month period to verify that it will have no detrimental impact on movement to and from the A59. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received on behalf of Northcote Manor with members referred to the file for full details which can be summarised as follows:



	
	1.
	Information submitted would seem to imply that this is already a busy and successful venture in its own right.  How then can the applicants legitimately argue that the commercial viability of the centre depends entirely upon introducing competitive events thereby reneging on their original undertaking not to hold such events. 



	
	2.
	A request that the role of Northcote Manor as both a hotel and executive function venue be recognised in any planning assessment of the potential impact of holding competitive events within a few metres of their boundary.

	
	3.
	Concerns over potential noise implications by the inevitable tannoy and public announcement systems required for outdoor events.



	
	4.
	Highway safety.



	
	5.
	How would a relaxation for 12 months be monitored by the statutory authorities – would the Borough Council or County Council be willing to undertake that task throughout the 12 month period and a question as to how a Section 106 can be amended on a temporary basis.



	
	6.
	A belief that the assurance which underpinned the previous approval and Section 106 that the site would not host competitive events were a fundamental part of the planning assessment.


Proposal

Consent is sought to modify the wording of a unilateral undertaking that is read in conjunction with planning consent 3/2007/0029/P.

The restriction referred to in the undertaking reads as follows:

Not to allow the indoor and outdoor riding arenas,  the subject of the development to be used for competitive events, gymkhanas or other such events other than internal activities using the centre’s own residential horses and pupils.

The wording suggested is that 

No competitive events shall take place at Northcote Stud other than between the dates of …. and … unless otherwise agreed in writing by the Local Planning Authority. 

Thus it is proposed to allow the holding of competitions at the site for a period of 12months starting with a date two weeks after the determination of the planning application to allow monitoring of the impacts upon the highway network to take place.  After a period of twelve months, and subject to the completion of a successful monitoring period, the applicant envisages a submission to remove or vary the planning condition relating to the above in order that competitions will be able to continue to be held at Northcote Stud.  

Site Location

The site is located in the open countryside on Northcote Road. The outdoor arena is approximately 200m to the north of Northcote Manor.  

Relevant History

3/2007/0033/P – Temporary permission for a mobile home to proposed riding centre.  Approved with conditions.

3/2007/0029/P – Revised application for a riding centre, access, car parking and associated works.  Approved with conditions. 

3/2004/0750/P – Riding centre and manager’s dwelling.  Approved.

3/2001/0565/P – Riding Centre, managers dwelling, new access and car park.  Refused. 

3/98/0622/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions.

3/94/0107/P – Riding centre and manager’s dwelling, new access and car park.  Approved with conditions.

3/90/0804/P – Outline application for riding arena, stables and dwelling.  Refused.

3/89/0544/P – Outline application for riding arena, stables and dwelling.  Refused.  Dismissed on Appeal.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The key issue in relation to this application is whether the proposed revision would lead to any significant detriment to highway safety which is the stated reason for the condition and accompanying unilateral undertaking on the planning decision notice.

As members will see from the planning history, there is protracted list of applications associated with this site and its development as a riding centre with a manager’s dwelling including a dismissed planning appeal.  When the appeal was dismissed it was purely on highway safety grounds as indeed was the case with the application submitted under 3/90/0804/P.  In order to secure consent under 3/94/0107/P a legal agreement was submitted to limit the use of the facilities thereby preventing competitive events at the site and this was considered to satisfactorily address the previous highway concerns.  Subsequent applications have been accompanied by the same agreement with the applicant now stating that since the site became operational in June 2008 it has become clear to them that there is no justification not to allow competitions to take place at the site.  The inability to hold competitions is, they say, undermining the viability of the business on site.

The applicants have been discussing the potential relaxation of use of the site for some months with the highway engineer at Lancashire County Council and these discussions have resulted in the submission to vary the use for a 12 month period in order that monitoring can take place to fully assess the implications of such an operation.  No details of the monitoring procedures to be put in place and indeed who will carry them out has been submitted.  Should Committee be minded to approve the application the technicalities of how to execute this will need to be resolved as well as the Council’s solicitors agreeing the proposed variation of wording to the undertaking and thus it should be deferred to the Director of Development Services to satisfactorily negotiate these details.  It is understood from the County Surveyor that LCC would undertake to do some automated counts but the level of this will be dependant upon further discussions with the applicant.  

Representations have been received regarding potential noise disturbance and the site’s relationship with Northcote Manor to its south.  In all previous submissions I can find no specific reference to this relationship in terms of potential noise issues.   Whilst it is acknowledged that use of the outdoor arena for competitive events may lead to an increase in noise over and above the impact already experienced it is not considered that the potential impact would be so significantly detrimental as to warrant an unfavourable decision on that ground alone.  I have discussed the matter with one of the Council’s Senior Environmental Health Officers and, whilst his formal observations were not available at the time of report preparation, informally he has expressed the view that given the distance involved between the outdoor arena and rear of Northcote Manor it would be unreasonable to object on the grounds of noise.

In respect of the query by the Parish Council about living accommodation on site, Members will see from the planning history that consent has been granted for both a permanent dwelling and a temporary consent for a mobile home.

Therefore, having carefully assessed the scheme I am of the opinion that, subject to the Highway Officer at LCC agreeing an appropriate monitoring procedure with the applicants, the modification of the unilateral undertaking for a period of 12 months is appropriate.  Subject to this I recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That Committee be minded to approve the application subject to the County Surveyor and applicant agreeing an appropriate monitoring scheme as well as the following condition and therefore defer and delegate to the Director of Development Services to negotiate the satisfactory completion of a revised unilateral undertaking. 

1.
This permission shall be read in conjunction with the unilateral undertaking signed and dated 20 March 2007 and implemented in accordance with the revision thereto dated …


REASON:  For the avoidance of doubt as the original unilateral undertaking concerning competitive events has been amended for a 12 month period and in order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

