Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0838/P

	Development Proposed:
	Proposed creation of a new café, training room and nursery shop at the existing Holden Clough Nursery; the building will be constructed of traditional materials including stone walls and slate roof; the south facing roof will incorporate 6 solar panels; the aim is to produce a sustainable building with minimal visual impact, at Holden Clough Nursery, Barret Hill Brow, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections but expresses concern about “screening from the road and on-street parking”.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to the application in principle on highway safety grounds.

The proposed development aims to provide improved facilities for existing visitors and additional facilities for education and training.  It is accepted in the submitted Design and Access Statement that the intention is to spread demand more evenly across the year and that while the applicant anticipates increase in vehicle numbers to the site the peak vehicle numbers to and from the site will remain relatively static.  The County Surveyor agrees with those assumptions and comments that the existing car parking provision is sufficient to service the proposed improvements and increased employee numbers.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.



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

	Holden Clough Nursery lies partly within the Settlement Boundary of Holden and the entire site falls within the Area of Outstanding Natural Beauty.  The site is at the western extreme of the village with residential properties to its west, east and south.

The site extends to 0.73 hectares (1.79 acres) with the land used for plant production and sales.  There is an existing building on site which is used as a potting shed and small sales area.  There are a number of small buildings and polytunnels also used for plant production.

Permission is sought for an ‘L’ shaped single storey building with overall dimensions of 20.3m x 18.5m.  It would have an eaves height of 2.5m and a ridge height of 5.6m and would be of natural stone construction with a natural slate roof, and there would be six 1.2m x 1m solar panels on the south facing roof slope, which faces the road.  Although no details of the solar panels are submitted in the application, the applicant’s agent has agreed to the imposition of a condition that these panels be entirely black/dark grey in colour so as to match as closely as possible the colour of the natural slate roof.

The accommodation within the building would comprise café with kitchen, shop, lecture room, office, two-storage rooms and ladies and gents toilet facilities.

In the Design and Access Statement submitted with the application, the following points are made as background to the application:

· This site was first developed as a nursery in 1927.  The applicant’s father took over the business in 1979 and developed the site as a specialist alpine centre.  The applicant took over the business when his father retired in 2009.  His first major investment at the site was the creation of a new parking area that was formed in 2011 in accordance with planning permission 3/2009/0464/P granted in October 2009.

· The business specialises in high quality specialist plants, the majority of which are grown on site.

· The applicant has won numerous high profile awards and is in demand as a lecturer due to his specialist knowledge of a particular plant genus.

· The existing business only has a very small shop, and no facilities such as a café for customers, many of whom travel significant distances to the business.  The proposed building seeks to address these particular deficiencies with the existing business.

· The applicant is also keen to develop a training facility on site.  In addition to other potential customers for this facility, Bolton-by-Bowland High School have stated that they would be keen to utilise the facility as part of their horticulture course.  The school wishes to develop links with local businesses as part of the GCSE curriculum.  The intention would be for students to attend the site for both hands-on horticultural experience and for more formal horticulture training within the lecture room.

· The primary business opportunity will be to increase spend from the existing customer base rather than to increase the overall number of customers visiting the site.  This will be achieved partly through the creation of a less seasonable business model.  The intention is to spread demand more evenly across the year.  Overall customer numbers will increase but the peak vehicle movements to and from this site will remain relatively static.

In summary, it is stated that the project will:

· provide a high quality café, training centre and nursery shop within the existing site;

· bring leisure tourists into the Forest of Bowland AONB;

· include a micro-renewable heating system;

· provide 5 new full-time jobs.

It is as stated on the application forms that the business will open for customers from 9am to 5pm 7 days a week.  The applicant’s agent has, however, advised the case officer that the lecture room would be used, particularly in the summer, for lectures in the evening on a pre-booked basis only.  The hours of use of the various aspects of the business will need to be the subject of appropriate planning conditions.

The matters for consideration relate to compliance with Local Plan Policies and the potential effects of the proposed developments on visual amenity, the amenities of nearby residents and highway safety.

As a relatively small-scale development to improve an existing established business within the rural village of Holden, I consider the proposal to be in accordance with the general intentions and requirements of Policies G4 and G5 of the Local Plan.

By the introduction of different elements to the business (ie the café and lecture room) I consider the proposal to be in accordance with the general requirements and intentions of Policy RT1.  The provision of five new jobs is also a factor in support of this application as are the community benefits such as the link with Bowland High School.

With regards to the consideration of visual amenity, I consider the size, design and external materials of the proposed building to be appropriate for its proposed use, and in relation to its effects upon the visual amenities of its immediate vicinity and the AONB in general.  As such, the proposal would comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

With regards to the effects on the amenities of nearby residents, the proposed building is not located in particularly close proximity to any dwellings (other than the applicant’s own property within the site) and I consider it important to note that no objections to the application have been received from any nearby residents.

With regards to highway safety and parking considerations, the County Surveyor (considers the recently constructed new car park to be adequate to serve the proposed new building and he therefore has no objections to the application on highway safety grounds. The County Surveyor does not therefore envisage there being a problem with on-street parking, as feared by the Parish Council.

With regards to the other comment of the Parish Council, the proposed building is, in my opinion, of appropriate size, design and external appearance for its use as part of the existing nursery, and I do not therefore consider that it requires any additional screening from the road. 

Overall, I consider that the proposal represents an appropriate improvement/expansion of an existing rural business that will provide five new jobs and will generally benefit the local economy without any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal relates to an appropriate improvement and expansion of an existing rural business that would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














