RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


4 FEBRUARY 2010

REF:


CS/EL

CHECKED BY:


APPLICATION NO:
3/2009/0721/P
(GRID REF: SD 369989 433163)

PROPOSED INFILL AND LINK EXTENSIONS INCLUDING SIX PLANTING TUNNELS TO REAR OF EXISTING GARDEN CENTRE BUILDING AND CREATION OF ACCESSIBLE ACCESS RAMPS TO PROVIDE FULLY ACCESSIBLE ROUTE TO ALL AREAS FROM EXISTING GARDEN CENTRE BUILDING AT CARR HALL, WHALLEY ROAD, LANGHO

	PARISH COUNCIL:
	The Parish Council objected to a proposed pond (shown on the originally submitted plans) as they did not feel that it would sit comfortably with the landscape.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle to this application on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who makes the following comments.



	
	1.
	There is reference in the application documents to an existing garden centre.  There is no existing garden centre and never has been.



	
	2.
	If the site is to be used as a garden centre, there would be a high volume of traffic turning on to and off the site to the detriment of highway safety.



	
	3.
	As there are five existing garden centres in the area, do we need any more?



	
	4.
	I was under the impression that Carr Hall is agricultural land.


Proposal

In 1991, permission was granted for the conversion of the dwelling and agricultural buildings at Carr Hall into a garden craft centre including a café and manager’s flat (3/1991/0584/P).  Precise details of the conversion works were approved under a separate application in 1993 (3/1993/0196/P).  Works were commenced on the permissions in the form of the construction of the entrance and access road.  Those works kept the permissions extant.  Permission was then sought for the re-development of the site and buildings as a garden/garden crafts centre as an amendment to the extant permissions.  

Rather than converting the existing buildings, that later application (3/2004/1020/P) proposed their demolition and replacement by two buildings with external materials of stone and steel cladding to the walls and steel roofing sheets linked by a lower and recessed glazed structure.  The larger buildings were to be used for the retail elements of the proposed use with the glazed link providing access to the main buildings and toilets at ground floor level with a café within the link at first floor level.  The plans showed a parking area in front of the building with staff parking and display gardens at the rear.  

Permission was granted in respect of application 3/2004/1020/P subject to a number of conditions plus a Section 106 Agreement containing the following restrictions:

1.
Not to allow any retail use from the said land and property other than the sale of garden and craft related products.

2.
Not to allow the café/craft centre to be implemented other than in conjunction with the garden centre development.  

3.
Not to allow the freehold of the café/craft centre to be sold separately from the garden centre development.  

The building has been constructed and the hard surfaced areas provided, but, as yet, there has been no use of the site for the purposes of a garden/garden craft centre.  The applicant does, however, intend to complete the development and to operate such a business from the site.  It is stated in the Design and Access Statement submitted with this current application, however, that on reflection, it was decided additional storage and retail floor space would be required to ensure that the business has enough space to run efficiently.  

Permission is now therefore sought for an infill and link extension and six associated planting polytunnels at the rear of the existing building.  

Running along the whole 49m length of the rear elevation of the building, there would be an 8m extension with an eaves height of 4m and a maximum height of 5.5m.  Projecting outwards from the centre of the rear elevation of the existing building for a distance of 30m would be a 7m wide extension with an eaves height of 5.5m and a ridge height of 7m.  Together, the proposed extensions would form a ‘T’ shape.  They would have external materials of wall and roof cladding to match the existing building.  On either side of this central extension would be three galvanised steel framed open-sided planting tunnels each measuring 22m x 10.6m with curved roofs with a maximum height of 5.8m.  It is stated on the plans that the roofs would have a white flame retardant fabric covering.  Four of the tunnels would be immediately at the rear of the existing building with one bay projecting beyond each of the side elevations.  

Permission is also sought for eleven 4.5m high black painted lighting columns, six on one side of the access drive and five on the other side.  

A pond and landscaping details shown on the originally submitted plans, however, have been deleted from the proposal.  

Site Location

The site is located on the south side of Whalley Road midway between the settlements of Langho and Wilpshire.  The site is accessed by a track from Whalley Road of approximately a quarter of a mile in length and comprises the building and hard surfaced areas that were approved by 3/2004/1020/P.  The site is immediately adjoined to the east by the applicant’s dwelling, Carr Hall and is surrounded on all sides by farmland and woodland that is also in the applicant’s ownership.  

The site is within the greenbelt.  

Relevant History

3/1991/0584/P – Use of buildings and land as a garden craft centre.  Approved subject to a Section 106 Agreement and conditions.

3/1993/0196/P – Detailed scheme of conversion of existing buildings to discharge condition 5 on planning permission 3/1991/0584/P.  Approved. 

3/2004/1020/P – Re-development of existing site/buildings for garden/garden crafts centre as an amendment of permission 3/1993/0196/P.  Approved subject to a Section 106 Agreement and conditions.

3/2009/0210/P – Agricultural livestock building.  Refused. 

3/2009/0569/P – Eleven lighting columns to driveway.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV4 - Green Belt.

Environmental, AONB, Human Rights and Other Issues

The site is within the greenbelt, but the principal of a garden centre use within a building on the site was originally given careful consideration and found to be acceptable in 1991.  That original decision was endorsed in 2005 when planning permission was granted for the building that now occupies the site.  

The considerations to be made in respect of this current application therefore relate to the effects of the additional buildings/structures on the openness of the greenbelt and visual amenity, and any effects on highway safety as a result of the expansion of the business from what was approved in 2005.  

The proposed T shaped extension and the planting tunnels are all located at the rear of the building (although the planting tunnels project beyond its side elevations).  These extensions and tunnels are lower than the main building, and at the rear, the site is adjoined by an upward sloping woodland.  By virtue of their position behind the building, their size/height relative to the main building and the screening effect of the adjoining land/woodland, I do not consider that the extensions would have any seriously detrimental effects upon the openness of the greenbelt.

As the permanent extensions would have external materials to match the existing building, I do not consider that these would have any detrimental effects upon the general visual amenities of the locality.  The open sided planting tunnels, although shown to have white roofs could, I am advised by the agents, be an alternative darker colour.  I consider that, in the event of permission being granted, a condition should be imposed to require the roof colour of the planting tunnels to be agreed by the Local Planning Authority before this particular element of the permission is implemented.  Subject to such a condition I do not consider that the tunnels would detract from the appearance of the locality.  It is also worth noting that the tunnels will be on a part of the site originally approved as display gardens, and it is quite normal at garden centres for such gardens/growing areas to be under cover.

The proposed development, as explained in the Design and Access Statement, is to enable the business to operate more efficiently.  As such, I do not consider that the proposal would result in any potential increase in vehicular movements that would justify any reason for refusal of the application relating to highway safety.  The County Surveyor has also expressed no objections to the application on highway safety grounds.  

A previous retrospective application (3/2009/0569/P) for the retention of eleven 6m high galvanised steel lighting columns, six on one side of the access driveway and five on the other side, was refused for the reason that, due to their number and their unnecessarily excessive height, the proposed eleven lighting columns form incongruous features that have an unnecessarily detrimental effect upon the character and appearance of this open countryside locality contrary to Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.  

As part of this current application, permission is again sought for eleven lighting columns but reduced in height to 4.5m and painted black.  I consider that the alterations to the height and colour of the columns satisfactorily addresses the reason for refusal of the previous application.  I therefore consider this aspect of the current application to be acceptable with regards to the effects on the visual amenities of the locality.  

The Parish Council has objected to a proposed pond on the land between the building and Whalley Road that was shown on the originally submitted plans as part of a comprehensive landscaping scheme for the site.  The landscaping proposals however, were far too formal in appearance and would have detracted from the natural landscape of the locality.  The landscaping, including the pond, has therefore been deleted from the application.  In the event of planning permission being granted, a landscaping condition will be imposed that will require the submission for approval and subsequent implementation of a much less intensive and more natural scheme of landscaping.  

The conditions and the contents of the Section 106 Agreement relating to permission 3/2004/1020/P concerning the nature of the business, the goods to be sold etc will continue to apply. 

Overall, for the reasons given in the report, I can see no sustainable objections to the proposed development.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development will not have any seriously detrimental effects upon the openness of the greenbelt, the visual amenities of the locality, the amenities of any nearby residents or highway safety.  

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the development as amended by the 1:2500 scale site location plan and drawing No 3365/87E both received on 19 January 2010, and also drawing No’s 3365/86 and 3365/88.


REASON: For the avoidance of doubt since the proposal has been the subject of agreed amendments in the form of the deletion of a landscaping scheme that has also resulted in a slight reduction in the size of the application site.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise details of the colour of the roofs of the planting tunnels hereby permitted shall be submitted to and agreed in writing by the Local Planning Authority prior to the planting tunnels being erected on the site.  


REASON: In the interests of visual amenity as the white roof materials stated on the submitted plans would form an over prominent and visually discordant feature in the local landscape, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Prior to the first use of the development hereby permitted, whether in whole or in part, the existing eleven lighting columns along the access road into the site shall be reduced in height to 4.5m and shall be painted black, all to the satisfaction of the Local Planning Authority.


REASON: In the interests of visual amenity as the lighting columns at their existing height and in their existing colour detract from the appearance of the locality contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

