RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


4 February 2010
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CHECKED BY:


APPLICATION NO:
3/2009/0850/P
(GRID REF: SD 364097 436173)

APPLICATION FOR THE VARIATION OF CONDITION NO. 10 OF PLANNING CONSENT 3/2008/0916/P TO ALLOW THE MEETING ROOM TO BE USED FOR 10 MONTHS OF THE YEAR BETWEEN 1ST MARCH AND 31ST DECEMBER AT DALE HEY FARM, PRESTON ROAD, RIBCHESTER, LANCASHIRE, PR3 3XL.
	PARISH COUNCIL:
	The Parish Council object to this proposal and raise the following points;

· There is genuine concern that the applicant seeks to override the requirements of the Borough Council as this is the second application received to discharge/vary conditions attached to an earlier consent,

· Conditions are imposed for good reason, as they impose a measure of constraint in situations where unrestrained development may cause disturbance to local amenity,

· No evidence has been presented of any work being undertaken to insulate the meeting room thus far, and an unacceptable level of noise was observed on October 10th 2009, and

· Previous conditions of applications not adhered to.

	
	

	LCC TRAFFIC & DEVELOPMENT ENGINEER:
	No objections to this proposal in principle on highway safety grounds.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received in regards to this application raising the following points of objection,

· Object on the grounds of the continuing noise from the meeting room,

· The reasons given for the extension of the use are just an excuse to continue what is happening at the moment,

· We have written to the Environmental Health Department to complain about continuing noise from the site, and feel if approved, the situation will not get any better.


Proposal

This application seeks permission to vary an existing condition imposed on the planning consent, ref. no. 3/2008/0916/P, in relation to the recently approved use of agricultural land for 16 no. hard standings at Dale Hey Farm, Preston Road, Ribchester. The existing condition currently limits the use of the meeting room in accordance with that permission to between the 1st of March and the 31st of October in any calendar year, and it is this period of opening that the Applicant is wishing to vary. The Applicant seeks to extend the use of the meeting room to a period of ten months from the existing eight months, and in doing so change the dates to between the 1st of March and the 31st of December. This is mainly to provide a location for Christmas social events for Caravan owners on site, but also to enable the meeting room to hold an annual, private function for the Applicant towards the end of the year.

Site Location

The site is located to the north west of Ribchester off Preston Road, on land designated as open countryside within the Districtwide Local Plan.

Relevant History

3/2009/0849/P - Application for the discharge of conditions no.3 (landscaping), no.4 (insulation), no.6 (visibility splay), no.7 (access width), no.8 (construction of access and highway improvements), no.12 (foul drainage scheme) and no.13 (painting of the lean-to), of planning consent 3/2008/0916P – Approved.

3/2009/0313/P - Modification of condition no.9 of planning consent 3/2008/0916/P to allow use of the hardstandings between the dates of 1st December to 30th September (10 months) – Approved.

3/2008/0916/P - Proposed use of agricultural land for 16 no. hard standings for touring caravans (incorporating access roads and car parking areas). Proposed change of use of part of existing workshop to toilet block. Proposed use of agricultural building as meeting room. Proposed lean-to vehicle store – Granted Conditionally.

3/2003/1040/P – Convert existing outbuilding to granny annexe plus septic tank – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to vary an existing condition imposed on the planning consent, ref. no. 3/2008/0916/P, in relation to the recently approved use of agricultural land for 16 no. hard standings at Dale Hey Farm, Preston Road, Ribchester. The existing condition currently limits the use of the meeting room in accordance with that permission to between the 1st of March and the 31st of October in any calendar year, and it is this period of opening that the Applicant is wishing to vary. The Applicant seeks to extend the use of the meeting room to a period of ten months from the existing eight months, and in doing so change the dates to between the 1st of March and the 31st of December. This is mainly to provide a location for Christmas social events for Caravan owners on site, but also to enable the meeting room to hold an annual, private function for the Applicant towards the end of the year. The Applicant was previously successful in extending the period of opening for the hard standings to between the dates of the 1st of December to the 30th of September with none of the hard standings being occupied outside these dates.

When permission was granted for the use of the building as a meeting room, to be used in conjunction with the approved 16 hardstandings at the site, consideration was taken in regards to the impact on the amenity of the nearby neighbouring properties. At that time, given the distance in-between the nearby properties and the proposed hard standings, and the boundary treatments proposed, it was considered to have an acceptable impact. As such, the question is whether the increase in the potential use of the meeting room for an additional two months a year would cause a more significant impact on the amenity of the nearby neighbours.

With regards to the concerns of impact on amenity, I am aware of a complaint made to the Environmental Health Department in October 2009, which was made in respect of excessive noise from the site.  I am also mindful of the concern made in regards to the meeting room not being insulated in accordance with Condition 4 of the previously approved scheme. However, given that the details of the proposed, and now inserted, insulation for the meeting room were submitted and approved to the satisfaction of both the Planning Department and the Environmental Health Department last year via a discharge of conditions application, I consider that the use of the meeting room will have no significant detrimental impact on the amenity of the occupiers of the adjacent dwelling due to the building now being suitably insulated.  I therefore cannot find any extenuating circumstances that would not allow the proposed variation of the condition, and I recommend accordingly.

SUMMARY REASONS FOR APPROVAL

The original proposal represents an appropriate form of development and the variation of Condition No. 10 will not lead to conditions that would be to the detriment of the amenity of nearby neighbouring properties.

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

Ribble Valley Borough Council in pursuance of its planning powers, hereby varies Condition No. 10 of planning permission Ref. No. 3/2008/0916/P:

REVISED CONDITIONS AND REASONS:

10.
The use of the proposed meeting room in accordance with this permission shall be restricted to between the dates of 1 March to 31 December in any calendar year, and to the hours between 0900 to 2200 Monday to Thursday, and between 0900 to 2300 hours Friday and Saturday and between 1000 to 2200 hours on Sundays and Bank Holidays, and shall only be used in conjunction with the site activities and not made available for general public use. There shall be no movement of caravans off and on the site between the hours of 2300 and 0700 hours.

REASON: In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan. The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.
