Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0601/P

	Development Proposed:
	Proposed two storey side extension and first floor extension over existing single storey area, alterations to vehicular access at Myerscough House, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal on highway safety grounds subject to the inclusion on any planning permission of an advisory Note.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Policy ENV3 - Development in Open Countryside.

National Planning Policy Framework (NPPF).

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

	The application relates to the Myerscough Veterinary surgery on Longsight Road, Clayton-le-Dale.  The building was formally a Little Chef restaurant.  The centre of the building is two storeys in height and has the appearance of a 1930s detached house.  Added to this is a single storey flat roofed former restaurant area at the front and right hand side of the two storey part of the building.  To the left hand side of the two storey part of the building is a further single storey flat roofed addition.  The whole building is painted white.  Externally, the grounds are tarmacked for parking.  The site is presently served by a single access/egress from the A59.

Permission is sought for a ground floor extension on the left hand side of the building with a first floor extension above and also above the existing single storey element of the building so that it will link into the existing first floor accommodation.  Permission is also sought to change the vehicular access from the existing single entry point into two entry points to be marked ‘in’ and ‘out’.  

The extension would have an external finish of white painted render to match the existing and a blue slate roof also to match the roof on the existing two storey part of the building.  I consider that the extension would compliment the design of the existing building and would have no detrimental effects upon visual amenity.  In that regard, the proposal would comply with Policies G1 and ENV3 of the Local Plan.  

The other element of the application relates to the alterations to the existing access arrangements.  This was discussed between the applicant’s agent and the County Highway Authority prior to the submission of this planning application.  The new access arrangement is therefore in accordance with advice given by the County Highway Authority.  Consequently, the County Surveyor has expressed no objections to this application subject to an advisory Note being put on any planning permission.  There are therefore no highway safety objections to this proposed development.  

As the nearest residential property to the south west of the main building is sited approximately 240m away, and the premises are well screened by existing fencing, there will be no impact of the proposal upon neighbouring amenity.  

As an addition/improvement to an existing established business in the open countryside, the proposal is in accordance with Policy EMP8 of the Local Plan.  Additionally, the National Planning Policy Framework in the section supporting a prosperous rural economy at paragraph 28, requires Local Planning Authorities to ‘support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new buildings’.  In my opinion, this proposal complies with that specific advice given in the NPPF.  

Overall, therefore, I can see no objections to this proposed development.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would benefit an existing business in a rural location without any detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 10 September 2012














