Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0198/P

	Development Proposed:
	Proposed change of use and alterations to existing agricultural building (cow milking shed) to water bottling plant, Use Class B8 at Cow House Hill Farm, Gisburn Road, Bolton-by-Bowland, Lancashire. 



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor – No objections in principle on highway safety grounds.

Environment Agency – No objection in principle to the proposed development subject to appropriate conditions.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy EMP9 – Conversions for Employment Uses.



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

	This planning application seeks permission for a proposed change of use and alterations to an existing agricultural building (cow milking shed) to a mineral water bottling plant, under Use Class B8.  The site is positioned on Scott Laithe Lane, off Gisburn Road in Bolton-by-Bowland, and is surrounded by agricultural farm land on all sides, and is visible from the village of Bolton-by-Bowland due to its topographical location.

The site is currently home to a milking farm, however this is no longer a working farm. The proposed change of use does not intend on extending any of the existing buildings, however it does involve the demolition of one of the outriggers to the main building in order to create a larger vehicular entrance to the site. With regards to the principle of the scheme, given that the proposal involves the re-use/conversion of an existing rural building for an employment generating use, it is considered that the proposal complies with Policies G5 and EMP9 of the Local Plan, and as such is considered acceptable.

In respect of the visual impact of the proposal, the main visual changes to the site will be the re-roofing and re-cladding of the existing building and the additional landscaping to the new loading yard and car park area. The replacement elevational treatments will be of a similar type to those already existing, however the scheme will create no new openings thus having as minimal visual impact as possible. With regards to the landscaping of the site, there will be soft landscaping to the main entrance to the site in order to smarten the appearance of the site. In addition, following receipt of amended plans received on the 25th of March, the scheme now involves the planting of trees to the east-facing boundary of the site as well as timber fencing surrounding the car park area. This detail aside, there are no other alterations proposed, and as such the scheme is considered to have an acceptable visual impact on the Forest of Bowland A.O.N.B. and therefore complies with Policy ENV1 of the Local Plan. 

With regards to the impact on highway safety, the LCC County Surveyor made the following points. The access to the farm from Gisburn Road has been designed to accommodate large agricultural vehicles and is of a satisfactory design for the proposed development.  From the site plan provided, the applicant has demonstrated that the largest articulated vehicle that will be visiting the site can achieve safe access and that a suitable manoeuvring provision has been secured within the site. Ten car parking spaces have been created for staff and visitors to the site and can be marked out permanently on site. The spaces marked 1-4 are of suitable dimension (5.8 x 2.2m). The adjacent access road is only 3.2m wide and there is no specific pedestrian provision, however, the location of this parking area and the turn required to enter this area demands that vehicles approach at very low speeds. The spaces marked 5-10, including the provision of an appropriately marked mobility space, are of the correct dimensions and the mobility space is located as close as possible to the main entrance. It should be noted that these spaces are contained within the manoeuvring area for larger vehicles, however this location is not directly affected and the frequency and timing of visits from articulated vehicles does not raise this as a specific safety concern. Pedestrian routes have been identified throughout the site and will be permanently marked on site, as per the agreed site plan. In addition, these are supported by physical measures, such as handrails, where conditions warrant.

As such, in my opinion the proposed change of use is unlikely to have an adverse visual impact on the area, and the impact on residential amenity and highway safety would be minimal. As such, it is for the above reasons that I recommend 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: 26/01/2009








