Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0304/P

	Development Proposed:
	Extension to existing service station (Resubmission of planning application 3/2009/1043/P) at Pennine Garage, Longsight Road, Osbaldeston

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections in principle to the application on highway safety grounds and considers that the proposed development will not alter significantly the number of vehicles accessing the site but will provide improved facilities for existing activities.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.



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

	The application relates to an existing petrol filling station on the northwest side of Longsight Road in an open countryside location outside the settlement boundary of Osbaldeston.

As existing, the building at the site contains a relatively small workshop, a small shop, a storage area for the shop, a log store and a WC.  In front of the building are the petrol pumps on the forecourt beneath the canopy.  At the rear of the building is a shale surfaced yard area with approximate dimensions of 23m x 6m that is presently used for outside storage.  Beyond this yard area the site is adjoined at the rear by open fields.  

Previous application 3/2009/1043/P sought permission for an extension to cover the whole of the rear yard area in order to facilitate an increase in the size of the shop, plus the provision of additional workshop, service bay and storage accommodation at ground floor level.  There would also be an additional storage area for the shop at first floor level above the ground floor of the proposed extension and also above the existing building.  This would have involved raising the height of the existing flat roofed building from 3.2m to 4.2m.  That previously proposed extension was to include some brickwork, mainly at the front, to match the existing building, but would have been predominantly constructed using white profiled metal sheets to the front and side walls and gun metal grey sheets to the rear wall.  The flat roof was to be insulated box profile cladding.  At 5.3m high the previously proposed extension would be the same height as the existing forecourt canopy.

The design and external materials of the previously proposed extension were considered to be appropriate for the use and existing appearance of the site such that there would be no seriously detrimental effects upon the appearance of the locality.  As such the proposal was considered to comply with the visual amenity aspects of Policies G1 and ENV3 of the Local Plan.  

The previously proposed extension was to enable the business to expand and operate more efficiently to the benefit of the local economy.  It was considered to be a relatively small scale development that is not inappropriate within the rural locality and, as such, the requirements of Policy G5 of the Local Plan were considered to be satisfied.

Whilst there is a residential property to the northeast of the site, it is approximately 30m away from the previously proposed extension and has a gable side extension with no windows facing the application site.  It was considered that the proposal would not have any detrimental effects on the amenities of the occupiers of that dwelling.  

The County Surveyor did not express any observations in respect of the previous application.   In the absence, therefore, of any objections to the application on highway safety grounds, the other relevant requirements of Policy G1 were considered to be satisfied.  As an expansion of an existing business outside a main settlement, that would maintain a source of employment, the development was also considered to comply with Policy EMP8 of the Local Plan.  Planning permission was therefore granted in respect of the previous application.  

In this current application, permission is again sought for an extension covering the whole of the rear yard area using the same materials as previously approved.  It height, however, would now be 6.5m high in order to give better head room and more usable space at first floor level.  

At the proposed new height the building would be approximately 1.2m higher than the existing canopy.  It would, however, be set back to the rear of the canopy and the existing building.  I consider that the visual effects of the increased roof height would be off set by the fact that it is not now proposed to extend above the existing building which is, of course, closer to the frontage of the site. 

I do not consider that the increased height of the building would have any significantly increased effects on the nearest residential property.  The County Surveyor has expressed no objections to this current application.

Overall, I consider this amended proposal to be acceptable. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19 MAY 2010














