Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2009/0926/P

	Development Proposed:
	Creation of a small light manufacturing unit and associated storage area for timber screen business located on what was agricultural land at Hawkshaw Farm, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections..



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	This application details the proposed relocation of an existing business whose principal activity is the design and manufacture of timber wheelie bin and box screens for sale to both public and trade.  The company wishes to expand its production facilities for screens and to expand both its product range and area of activity.  In order to facilitate this, a new site is required which is proposed as an area of land to the immediate north west of the complex of buildings associated with Hawkshaw Farm.  The site lies within land designated open countryside in the Districtwide Local Plan and is presently grassland with a row of conifers to its southern boundary that screens the Hawkshaw buildings from the A59.

The overall site would cover an area approximately 119m x 44m with an earth bund formed along the northern western boundaries to be enhanced with soft landscaping in order to assist in screening the development from the A59 (approximately 100m to the north).  The main structures on site would include a workshop (block and sheeting construction), office and storage area (timber panel, render, sheeted roofs), three polytunnels and concrete storage bays for the storage of landscaping materials.  There is a parking area and an area set aside for landscape demonstration.  The maximum height of the buildings on site is 4.8m.  The site is to be used primarily as a manufacturing base for the existing company but will also provide storage and demonstration areas for the expanding landscape design business.  It is proposed that the site will be open to trade sales only with staff levels of four full time and five part time.  

In terms of assessing the proposal, it is important to have regard to Policies G1, G5 and ENV3 of the Districtwide Local Plan.  Under the provisions of G5 (v) the scheme could be argued to offer rural diversification subject to limitations on its use ie no general public access/sales and thus would be considered to represent a small scale use appropriate to a rural area.  Further considerations therefore are its visual impact, highway safety and potential impact on neighbouring amenity.  

In respect of visual amenity whilst the plans submitted posed a landscaped earth bund to the northern and western extremes of the site, the Council's Countryside Officer has expressed concern that this may look an artificial feature in the wider landscape and has thus suggested an alternate treatment which has been used elsewhere in the borough.  This has been discussed with the applicant’s agent who is agreeable to such a revision which is considered necessary in the interest of the landscape character of the area and a suitably worded condition should be imposed to ensure that this is achieved.

Turning to matters of highway safety, the County Surveyor has expressed the view that the scheme as submitted with no public access ie trade only, would be acceptable in highway terms.  In order to ensure this a condition should be imposed on any consent granted to restrict access to the site in order that it operates in the manner outlined in the planning submission.

In respect of neighbouring amenity, the nearest residential property is that associated with Hawkshaw Farm to the south east and a property known as The Limes.  One of the Council's Senior EHOs has assessed the potential impact in terms of noise and has concluded that no significant detriment should be caused with the proviso that it be conditioned to the doors to the workshop are kept closed whilst cutting is undertaken.

Therefore, having carefully considered all the above, it is concluded that the scheme complies with plan policy in principle and would have no significant detriment to visual or neighbouring residential amenity.  The highways officer has commented that there would be no detriment to highway safety and I thus recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














