Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0977

	Development Proposed:
	Part change of use to extend existing workshop into remaining part of existing building (no external alterations) at Kitchen Green Farm, Preston Road, Ribchester.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No objection to application as proposed.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received.

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Devlopment in Open Countryside

Policy EMP8 – Extensions/Expansions of Existing Firms

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

	The application relates to Kitchen Green Farm located on the north-eastern side of Preston Road 0.4 metres north-west from the main designated settlement of Ribchester. The applicant has a small stock rearing holding with the majority of the buildings on site being used for the applicants commercial techincal business for the repair of specialist diesel engines, which has steadily expanded over a number of years.

The initial application that was submitted sought permission for the part change of use of the largest portal frame building to the north-eastern corner of the site for the use as a workshop for the technical business whilst retaining the remaining portion for the agricultural business. It became apparent when conducting the site visit that the predominant use of the buildings on site was for the technical business. Therefore with the agreement of the agent it was considered that rather than approve a partial change of use it would be more beneficial for the applicant, with the Councils permission, to change the whole use of the largest portal frame building for the technical business rather than having to possibly re-apply again for change of use when the business is likely to further expand in the future. The clerk of the Parish Council was subsequently contacted in order to inform members of the applicant’s intentions, in which the Parish Clerk confirmed by e-mail (dated 24th January) that members are happy to proceed on this basis.

The main considerations in the determination of this application are the principle of the expansion of a business within this location, the visual impact as well as any impact upon neighbouring residential amenity.

With regards to the latter, the nearest residential property that is not in the ownership of the applicant is located over 80 metres south-east from the building. As such, it is considered that any impact from the use of the building, in particular noise disturbance will be minimal.

As no external alterations are proposed any impact upon the visual amenity of this area of designated Open Countryside will be minimal.

Lastly, with regards to the principal of the expansion of the firm outside of a main settlement Policy EMP8 of the Ribble Valley Districtwide Local Plan states that ‘the expansion of established firms on land outside main settlements will be allowed provided it is essential to maintain the existing source of employment and is not contrary to the other policies of this plan’. In consideration that the technical business is well established, the expansion is to utilise existing buildings on site and further expansion will support the future economic growth of the area with the potential for job creation, I consider that it confirms with the above policy.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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.

	RECOMMENDATION: That conditional planning permission be granted.
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