Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0220/P

	Development Proposed:
	Proposed extension to provide additional storage at existing meat processing factory at Rose County Foods, Gisburn Road, Sawley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that whilst there are some minor alterations to the visitor parking area and the location of the new control gate, there are no significant highway changes associated with this application.

Environment Agency - No objections in principle subject to the following comment:

The application site is subject to regulation under the Environmental Permitting Regulations 2007.  The applicant should contact the Environment Agency to discuss the permit implications of the proposed development as a matter of priority, and should be aware that a permit variation could potentially be required for the proposed development.  The Environment Agency confirms that a copy of their letter has been sent to the applicant/agent.  



	CONSULTATIONS: Additional Representations.

	None received. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Policy ENV3 - Development in Open Countryside.



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

	The existing Rose County Foods factory complex is located on the south side of Gisburn Road, Sawley in the open countryside.  Permission is sought for a 30m x 40m extension on to the southern elevation of the factory to form additional storage accommodation.  This would have an eaves height of 7.3m and a ridge height of 9.6m which matches the respective heights on the existing building to which the extension would be attached.  The external materials comprise Vandyke brown wall cladding and goosewing grey roof sheets, again to match the existing building.

The extension is on to the rear of the factory such that it would not have any significant effects upon views of the site from the A59.  It does, however, involve the building extending approximately 4m beyond the existing fence on the southern boundary of the site.  An 8m passage would be formed around the extension, on the outside of which would be a concrete retaining wall of 4.5m at its highest point, as the development involves cutting into the existing slope of the land.  The land would be graded down on the outside of the retaining wall, and a new post and chain link fence (to match that on the existing site boundaries) would be erected in a position some 17m to the south of the position of the existing southern boundary fence.  When viewed from the open fields to the east and west, the extension would therefore appear as a southern extension of the existing factory building in matching materials.  When viewed from the south, it would be viewed against the buildings of the existing factory complex.  

Policy EMP8 of the Local Plan 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 others policies of the Local Plan.  

In relation to the size of the existing complex, I do not consider the proposed extension to be excessive; it is not within the Area of Outstanding Natural Beauty; there are no immediate adjoining residential properties; and the County Surveyor has expressed no objections on highway safety grounds.  I therefore consider that the proposal satisfies the general requirements of Policy EMP8 without contravening any of the development control requirements of Policies G1 and ENV3.  

The comments of the Environment Agency are in the nature of an informative rather than a requirement for any planning conditions.  As these comments have been sent directly by the Environment Agency to the applicants/agent, I do not consider it necessary for any informative or note to be included on the planning permission notice.

The only condition which I consider to be necessary is one which requires the retaining wall, ground re-profiling and external boundary fence to be carried out to the Council’s satisfaction prior to the first use of the approved extension.

Overall, subject to such a condition, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan.  I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed extension to an existing established business would have no seriously detrimental effects upon the appearance of the locality, the amenities of any nearby residents, or highway safety.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 1 April 2008














