Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0335/P

	Development Proposed:
	Groundsman’s store to house grass cutters and general maintenance equipment at the Recreation Ground, Sawley Road, Grindleton, Lancashire.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No additional representations have been received.


	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV13 – Landscape Protection.

Policy RT1 – General Recreation and Tourism Policy.



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

	This application seeks permission for the erection of a timber clad, groundsman’s store to house grass cutters and general maintenance equipment at the Recreation Ground, Sawley Road, Grindleton. This building will replace the storage facilities in the existing changing room building on site that is to be removed due to its unsafe nature. The store will be used solely for the above in connection with the adjacent uses on site. The building will be 3.8m wide x 6.2m long x 3m to the roof ridge, and it will be positioned approx. 25m north of the corner of the Multi Use Games Area (MUGA) and will be set in 3m from the hawthorn hedge that borders the site. The most recently approved consent for a new Pavilion Building elsewhere on the site included an area of trees to be planted in this location, and was subject to a planning condition. This building will be sited within this new group of trees. It is positioned sufficiently far away from the existing mature tree on the boundary of the site, and as such will not impinge on its Root Protection Area (RPA). The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.

In order to assess the principle of the scheme, we must assess the scheme against Policies G5 and RT1 of the Districtwide Local Plan. Policy G5 notes that planning consent will only be granted for small-scale developments which are, amongst other things,

· essential to the local economy or social well being of the area; or

· other small-scale uses appropriate to a rural area, which conform to the policies of this plan.

In addition, Policy RT1 is also considered appropriate as it notes that the Council will again only approve development proposals that extend the range of tourism and visitor facilities subject to the scheme meeting, amongst others, the following criteria;

· Proposal must not conflict with other Policies,

· Proposal must be well related to an existing main village or settlement,

· Development should not undermine the character, quality or visual amenities, and

· The proposal should display a high standard of design appropriate to the A.O.N.B.

As noted earlier, the intention of this proposal is to provide a new storage building for maintenance equipment used in connection with the site. On this basis, as the site is well-related to the existing settlement of Grindleton and will not only be replacing and upgrading existing facilities on-site, providing the scheme complies with the other criteria of RT1, then I consider the principle of the proposed development is acceptable.

As the site is within the A.O.N.B. Policy ENV1 of the Local Plan is an important consideration. It states, “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition, development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning application (see Policy G1).” The site proposed for the new building, although set higher than the existing football pitch and MUGA, is already reasonably well screened from public views due to the existing boundary hedges on site. The materials proposed for the building are horizontal, overlapped treated timber boarding above a double brick course, with a slate green felt roof, and its size, scale and materials proposed are considered to be acceptable given its proposed use and location. The position of the building will be sufficiently screened from public view by virtue of the existing and proposed landscaping, and its location is related sufficiently to the existing uses on site. As such, I do not consider that the building would have an adverse visual impact on the character, setting or landscape quality of this location within the Forest of Bowland A.O.N.B.

On this basis, I am satisfied that the proposal is in compliance with the relevant Planning Polices, and is therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various














