Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS

	Application No: 
	3/2008/0243/P

	Development Proposed:
	Change of use of part of lorry part to coach depot, siting of portakabin and erection of containers to store vehicle washing equipment at New Garage, Mitton Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – commented that the access needs to be adequate to allow safe two way HGV movements with a minimum width of 6.5m and a minimum 6.6m radius to Mitton Road.  The 6.5m access width should be maintained through the site to the area specified for HGV storage. 

The case officer has discussed the matter with the County Surveyor who has confirmed that these comments are observations only as the access already exists to a satisfactory standard to serve the existing haulage business, and the turning area required by permission 3/2005/0520/P is in existence and is also suitable for the coaches.  



	CONSULTATIONS: Additional Representations.

	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.  

Planning permission was granted by 3/2005/0520/P for an extension to the area of commercial vehicle parking and outside storage which utilised part of the area of woodland to the east of the yard, as it existed at the time of that application.  That permission has been implemented in that the hard standing area has been formed.  

The applicants agent advises that the current circumstances are that the company is currently experiencing difficulties due to the substantial increase in the price of diesel.  She says that in the short term it is necessary to obtain additional income from the site in order to subsidise the existing business until trade improves.  This situation, the agent says, has proved to be fortuitous for another local company, Lakeland Coaches based in Hurst Green, since it provides them with an alternative base for their coaches.  Although the site in Hurst Green benefits from an Established Use Certificate, there has always been conflict with nearby residents.  The agent comments that New Garage is closer to the national road network than Hurst Green is, meaning that there would be less coach traffic through the rural area, and a saving on diesel costs.  She also advises that most of the drivers live closer to Whalley than to Hurst Green making this site a more sustainable location in these terms.

This application is therefore, effectively, to use the extended commercial vehicle park area, as approved by 3/2005/520/P, as a parking area for coaches.  

The physical alterations associated with this change of use comprise a portakabin for office use and two metal storage containers in which the equipment needed to wash the coaches will be kept, and the laying of a concrete slab measuring 18.4m x 9.2m on which the coaches are parked for washing.  Otherwise, the surface of the parking area, the boundary treatment and the tree screening will all be as existing.

The portable buildings have already been brought on to the site, the concrete base has been formed and, at the time of the case officer’s site visit, a number of coaches belonging to Lakeland Coaches were parked on the site.  The application is therefore retrospective.

The Countryside Officer has no objections to this application as a considerable amount of tree planting (in which he has been involved) has been carried out recent years.  These trees effectively screen the lorry and coach parking areas and the portable buildings which are proposed in this application.  The Countryside Officer does not consider that the proposal will have any detrimental effects on any existing trees.

Other existing portable buildings on this site are on a temporary planning permission.  I consider that the buildings and storage containers comprised in this application should be similarly controlled.  I would confirm, however, that due to their relatively small size, their neutral external colours and the tree screening, these buildings/containers do not have any seriously detrimental effects on the appearance of the locality.

Subject to appropriate conditions I can see no objections to this application which will assist two established local businesses in a sustainable manner without any seriously detrimental effects upon visual amenity, highway safety or the amenities of nearby residents.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no seriously detrimental effects upon the visual amenity, highway safety or the amenities of nearby residents and would therefore satisfy the requirements of Policies G1, G5, ENV3 and EMP8 of the Ribble Valley Districtwide Local Plan.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 May 2008














