Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0934/P

	Development Proposed:
	The conversion of two redundant agricultural buildings to form three units to be used for B1 (light industrial) and B2 (general industrial) uses at Fishes and Peggy Hill Farm, Henthorn Road, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections given the minimal external effects of the proposal.  Judging by the number of parked cars an extensive commercial operation is already taking place.  It is assumed no serious increase in noise will accompany the change of use.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle on highway safety grounds as the proposed developments suggests uses that are consistent with the levels of traffic generation associated with the existing agricultural use.  The County Surveyor does suggest, however, that the applicants be made aware of the consideration that is presently being given to the introduction of a 20mph speed limit on Henthorn Road with traffic calming measures that could impact on the suitability of some of the service/delivery vehicles that would be associated with the proposed development.  

Environment Directorate (County Archaeologist) – No archaeological comments to make on this application.  



	CONSULTATIONS: Additional Representations.

	A letter has been received from nearby residents who do not object to the application subject to conditions restricting hours of use and requiring any plant or machinery that is installed in either of the buildings to be acoustically insulated and mounted to meet the requirements of BS4142 (similar to the conditions that were imposed on permission 3/2006/1037 for the conversion of adjoining agricultural buildings into office, storage and workshop accommodation).  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Policy EMP12 - Agricultural Diversification.



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

	The application relates to a farm in an open countryside location at the far southern end of Henthorn Road, beyond the Household Waste Recycling Centre.  The farmhouse, a traditional barn, and three more modern farm buildings form one group of buildings, with the main modern working farm buildings forming another group further to the south.  There is another farmhouse in separate ownership between the two groups.  

Previous application 3/2006/1037/P sought permission for the conversion and extension of the traditional barn and its use as office accommodation, and also for alterations to an existing small modern agricultural building and its use as a light industrial workshop.  

In respect of that previous application, the Environmental Health Officer had no objections subject to a condition which required all plant and machinery to be installed and insulated to prevent noise nuisance.  Nearby residents initially expressed concerns to the previous application but then confirmed that they had no objections subject to an hours of use condition.  The previous application was considered to be acceptable and was approved subject to a number of conditions including the ‘noise’ and ‘hours of use’ conditions referred to above.  

This current application relates to the two remaining redundant modern agricultural buildings within the northern group of buildings.  Since they became redundant for agricultural purposes, they have been used for non-agricultural storage and workshop purposes.  The existing external materials of the two buildings, that are attached to each other, comprise concrete block to the lower walls with fibre cement sheets to the upper walls and the roof.  Although relatively modern and of no architectural merit, the buildings are in structurally sound condition.  Internal walls split the buildings into three separate areas.

It is proposed to retain the existing internal walls in order to form three units, each of which would be used for either B1 Business or B2 General Industrial purposes.  The external alterations involve blocking up the existing openings in the front elevation (facing the office building) with the exception of one small door that would be retained.  Three roller shutter doors would then be formed in the south elevation, one to each of the proposed units.  External materials used in the alterations would be to match the existing materials throughout.  

As part of the previous permission a car park for 15 vehicles was provided.  This is considered sufficient by the applicants (and also by the County Surveyor) to also accommodate the parking requirements of the development now proposed.  The County Surveyor has no other objections to the proposal.  

The Environmental Health Officer has recommended the imposition of the same ‘noise’ condition that was imposed on the previous permission.  In the application documents, it is actually stated that the hours of use would be 8am to 6pm Monday to Friday and 8am to 1pm on Saturday with no working on Sundays or Bank Holidays.  This is actually slightly less than the hours specified in the previous application. 

Subject to the imposition of the same noise and hours of use conditions as on the previous permission, I do not consider that the proposal would have any detrimental effects on the amenities of any nearby residents.

I also consider the proposal to represent an appropriate agricultural diversification and an appropriate use of existing former agricultural buildings for business purposes in accordance with Policies EMP9 and EMP12 of the Local Plan.  Overall, I can therefore see no sustainable objections to this application.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate alternative use for two agricultural buildings without any significant detrimental impact upon visual amenity, nearby residential amenity or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 29 January 2010














