Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2005/0520/P

	Development Proposed:
	Extension to commercial vehicle parking and outside storage area at new garage, Mitton Road, Whalley.

	CONSULTATIONS: Parish/Town Council

	Parish Council – Expressed concern over the removal of the trees and extra traffic generated by the proposal.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Had no objections to application as shown on submitted plans but he noted that the description was for an “extension to car park”.  He said that this would be against Structure Plan guidelines and he, therefore, requested that consideration be given to revising the description so that it complied with the submitted plans.  

Environment Agency - No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a long established haulage yard on the eastern side of Mitton Road in an area of open countryside north of Whalley.  

Permission is sought for the expansion of the existing hardstanding into a wooded area to the east of the existing yard area.  This would be to provide additional parking for commercial vehicles and some storage bays.  A turning circle for the size of vehicles using the site would also be provided. 

The proposal would involve the felling of eight trees in the central part of the existing woodland, with the peripheral trees being retained, and the proposed additional hard surface being kept outside the branch spread of the retained trees.  Additional/replacement planting is proposed for another existing woodland area to the east of the proposed yard extension.  The Countryside Officer has no objections to the proposal subject to the proposed replacement planting plus some further planting to supplement a recent planting scheme closer to the road on the western part of the applicant’s site.  

The County Surveyor has no objections subject to a change in the description of the development (which will be made on the decision notice in the event of planning permission being granted).

The views of the relevant officers, therefore, address the concerns (not objections) raised by the Parish Council in relation to tree felling and extra traffic.  

As the site lies in the open countryside, the relevant policies of the Local Plan are G5 (developments outside main settlements and village boundaries), Policy ENV3 (protection of open countryside outside the AONB) and EMP8 which permits the expansion of established firms outside the main settlements where it is necessary to maintain the existing source of employment and is compatible with other policies.

In a supplementary statement, the applicant’s agents say that the proposed development arises directly from the specific needs of the business and would, therefore, in principle, be acceptable within the terms of Policies G5 and EMP8.  They say that little additional traffic would be generated and therefore any possible harm arising is confined to considerations of visual amenity.  However, the agents say that care has been taken to ensure that the existing perimeter planting is maintained with the trees proposed to be removed being situated within the body of the site.  In addition, they say that new planting is proposed in the section of woodland to the east which will strengthen this element in the landscape. 

In these circumstances, the agents do not anticipate that the expansion of activity into part of the woodland would be visible and accordingly it would not be detrimental to visual amenity or the character of the countryside.  

The agents believe that the proposed development is justified as a means of ensuring that an established local business remains competitive and able to function safely and, therefore, that it is entirely in accordance with the relevant Local Plan policies.

As a means of maintaining an existing source of employment (therefore satisfying Policy EMP8) without undue harm to the visual amenities of the locality (therefore satisfying Policies G1 and ENV3), and, as it is a relatively small scale proposal of benefit to the local economy (Policy G5) I consider the proposal to be acceptable with regards to compliance with the relevant policies of the Local Plan.  Additionally, it is worthy of note that, if the needs of this established firm cannot be accommodated by an expansion of its existing site, there are not really any suitable alternative sites in the vicinity to which the business could be relocated.

In the now adopted Joint Lancashire Structure Plan, the relevant policies are Policy1 (development framework) and Policy 5 (developments outside urban areas).  Policy 1, whilst stating that development will be located primarily in the principal urban areas, main towns and market towns, it also states that “other development to meet an identified local need or support rural regeneration outside principal urban areas, main towns, key service centres (market towns) and strategic locations for development will be acceptable in principle”.  I consider that by ensuring support for an existing rural business, this proposal satisfies Policy 1 of the Structure Plan.  Policy 5, amongst other things, says that “in the countryside outside villages and other settlements, limited development of new buildings to meet identified local employment needs will be acceptable in principle outside green belt areas”.  Again, I consider the proposal to satisfy this policy.

Overall, subject to appropriate conditions, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan and Structure Plan.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed extension to an existing established business would have no seriously detrimental effects upon the visual amenities of the locality and, as such, would satisfy the requirements of Policies G1, G5, ENV3 and EMP8 of the Ribble Valley Districtwide Local Plan.



	RECOMMENDATION: That conditional planning permission be granted.
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