Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2006/1040/P

	Development Proposed:
	Clearance of existing storage yard and erection of storage building including staff facilities at Read Garden Centre, Old Coal Staithe, Read

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has viewed the application and has no observations to make.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	Nearby resident (but not the immediately adjoining resident) – initially expressed objections to the application, but has withdrawn the objection subject to the imposition of conditions to ensure the following:

1.  The removal of all existing storage buildings and containers at the side/rear of the proposed extension except the brick and timber constructed store which is shown for retention on the submitted plans.

2.   The removal of the caravan.

3.   No outside storage to take place at any time on the areas to the front, side and rear of the proposed extension. 

4.   No windows to be formed at any time in the side elevation of the extension without a further planning permission having been granted.

The nearby resident’s agreement to withdraw their objection was also subject to appropriate enforcement action being taken to secure the removal of the containers and the caravan. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy EMP8 - Extensions/Expansions of Existing Firms.



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

	Read Garden Centre is an established garden centre at the eastern end of Old Coal Staithe, a lane which runs off the eastern side of Accrington Road, Read, and also serves Robinsons Tractors and two residential properties which adjoin the western side of the garden centre.

To the west and south of the main garden centre building, and adjoining the rear garden of one of the dwellings, is an area which is presently used for outside storage purposes and also contains two metal storage containers, a canvas storage cover, a blockwork and timber storage building, a brick constructed store and a caravan.  It is stated in the application that all of these buildings and structures (including the caravan) will be removed, with the exception of the brick store which is to be repaired and retained. 

It is then proposed that a 13.5m x 10m pitched roofed extension be erected onto the western end of the existing garden centre building to be used for storage purposes and staff accommodation.

The extension would be constructed of fair faced concrete blockwork to the lower walls with green coloured profiled sheets to the upper walls and roof, with precise details of the external materials to be submitted for approval at a later date.  

The rear part of the extension would comprise a staff room/rest room with showers.  The only opening in the side elevation facing the gardens of the dwellings would be an escape door from the staff room.  

The immediately adjoining neighbours consider the existing storage containers, caravan etc to have seriously detrimental effects on their garden – but they have expressed no objections to this application.  The other neighbour also has no objections to the application subject to appropriate conditions and enforcement action.

I consider that the proposal will bring about improvements in the amenities of the nearby residents.  

Within the context of the much larger existing building, the proposed extension would also, in my opinion, have no detrimental effects on the openness of the Green Belt.

As an improvement to an existing business located outside a main settlement, the proposal also complies with Policy EMP8 of the Local Plan.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an improvement to an existing established business without any seriously detrimental effects on either the openness of the Green Belt or the amenities of nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16 JAN 07














