Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0960/P

	Development Proposed:
	construction of new sun room for visitors and conversion of existing building to museum, leisure facilities and tea room at leagram dairies, moss lane, bowland-with-leagram, lancashire for leagram dairies.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No observations or comments have been received within the statutory 21 day consultation period.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy EMP8 – Extension/Expansions of Existing Firms.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy RT1 – General Recreation and Tourism Policy.

Policy 5 of the Joint Lancashire Structure Plan (JLSP) 2001-2016.



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

	The application seeks permission to extend the existing dairy in order to accommodate both the expansion of the dairy business of producing specialist cheeses and to increase the educational side of the business by creating a larger museum area. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan.

The existing site consists of two red brick, agricultural buildings, one containing the existing museum and the other the existing dairy, store, office and packing area room. The floor area of buildings on the site will be increased from 355 sq. m. to approx 441 sq. m. and the proposed extensions will create a link building between the existing two buildings in order to create a larger museum, office area, sales area, tea room and an open courtyard area. The applicant also notes that not only does the proposal allow his successful business to expand but it will also improve the tourist facilities at the site by allowing people to view the dairy process at first hand. With regards to the relevant Policies EMP8, RT1 and Policy 5 of the JLSP, this proposal complies and can be considered appropriate for its location.

The proposed extension has been designed to blend in with the existing buildings as near as possible by using red brick for the walls. The proposed conservatory style extension joining the two buildings at north east corner has been minimised in pre-application discussion to prevent it being too dominant and out of keeping within the area. As such whilst this is not a traditional feature in an agricultural building, it has been tastefully done with natural materials and will not unduly impact on the area or the building itself.

With regards to access to the site, parking and other highway issues, no observations or comments have been received from the LCC Traffic and Development Engineer. However, I do not forsee there to be any major issues with regards to this development providing it complies with the relevant Conditions to be placed on this decision. Although I am recommending that a revised site layout drawing be submitted to indicate the number and location of car parking spaces to be permanently marked out on site, including a 10% provision for visitors with additional mobility requirements.
As such, bearing in mind the above, the application is 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 conditional planning permission be granted.


DATE INSPECTED: 	15/11/2007








