Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/00321/P

	Development Proposed:
	ERECTION OF WORKSHOP BUILDING AT DENHOLME FARM, SETTLE ROAD, NEWSHOLME

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The County Surveyor initially expressed concerns about the inadequacy of the access, parking and turning facilities within the site.  His concerns have been addressed, however, in amended plans received on 22 May 2007, such that he now has no objections on highway safety grounds.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Policy EMP8 - Extensions/Expansions of Existing Firms.



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

	Denholme Farm comprises the house and barn which are listed buildings, and storage and office buildings at the rear.  The barn and outbuildings are used for an agricultural machinery repair business.  It is proposed to replace some of the existing outbuildings and open storage areas with a purpose built workshop building.

Denholme Farmhouse is listed Grade II.  The attached barn is not listed in its own right but has listed status as a result of being attached to the farmhouse.  The buildings within the curtilage of the farmhouse are also listed.  The proposal requires the demolition of two outbuildings in order to accommodate the new workshop.

The larger of the two buildings, a workshop unit of concrete block construction, is likely to have been constructed after 1 July 1948 and therefore Listed Building Consent is not needed for its demolition.  The applicants, however, wish to also demolish a brick built store.  This is an addition to a stone built building which is used as an office.  The applicant’s agents say that the building is constructed of brick in garden wall bond, that it has a slate roof, but that, in their opinion, is of no historic or architectural merit.  Listed Building Consent for the demolition of this small workshop building is sought separately by application 3/2007/0322/P.

The proposed new workshop building would measure approximately 18m x 9m with an eaves height of 4.2m and a maximum height of 5m.  Its walls would be concrete block to a height of 3m with steel cladding above this height, and its roof would be panelled sheets. Precise details of the external materials, including their colour, are to be submitted for approval at a later date.

The business presently employs 2 full-time staff, including the applicant, on agricultural machinery repairs and 2 part-time administrations staff.  The existing barn workshop is not presently high enough to accommodate large tractors.  The new building will enable work to be carried out on these larger vehicles.  The building will also enable vehicle parts to be stored under cover.  The applicants hope that the additional accommodation will enable the business to employ 2 additional mechanics.  They claim that the new workshop is essential for the continuing success of this rural business.  For these reasons I consider that the proposal satisfies the requirements of Policy EMP8 of the Local Plan which states that “the expansion of established firms on land outside main settlements will be allowed, provided it is essential to maintain the existing source of employment and is not contrary to other Policies of this Plan”.

Policy ENV19 of the Local Plan states that “development proposals on sites within the setting of buildings listed as being of special architectural or historic interest which cause visual harm to the setting of the building will be resisted.  In assessing the harm caused by any proposal the following factors will be taken into account:

1.
The desirability of preserving the setting of the building.

2.
The effect of the proposed development on the character of the Listed Building.

3.
Any effect on the economic viability of the Listed Building.

4.
Contribution which the Listed Building makes to the townscape or countryside.

5.
The extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment.”

The proposed building is relatively low in height and similar in construction to many modern agricultural buildings.  The proposed workshop is at the rear of site and set apart from the main Listed Building.  In terms of height and scale, I do not consider that the proposed building would dominate or detract from the setting of the Listed Building.  I therefore consider that the proposal complies with Policies ENV3 and ENV19 of the Local Plan. It could also be argued that the proposal would improve the economic viability of the Listed Building in respect of the continued employment source and viability of the existing business.

As the County Surveyor is now satisfied with the proposals subject to appropriate conditions, I consider the proposal to be acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development represents an improvement to an existing established rural business without any serious detriment to visual amenity, the setting of the Grade II Listed Farmhouse, the amenities of any neighbouring residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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