Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0884/P

	Development Proposed:
	Additional use of commercial vehicle parking area for parking caravans and plant hire storage at New Garage, Mitton Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council describes the proposal as “additional commercial vehicle parking” and they “request that the Council’s officers ensure effective screening of the site to ensure that there is no negative impact on the rural setting” and that “the necessary increase in road traffic movements should this application be successful, will in turn increase congestion in the centre of Whalley”.

It should be noted that the Parish Council refer to their comments as “observations” as opposed to “objections”.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

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



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMB1 – Supporting Business Growth and the Local Economy.

National Planning Policy Framework (NPPF).



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

	The application relates to a long established haulage yard on the eastern side of Mitton Road in an area of open countryside north of Whalley.  The Calderstones Park residential development is opposite the site on the western side of Mitton Road.  On the eastern side of Mitton Road the land is generally open with patches of woodland and mature trees on field boundaries.

New Garage is used by Barnes and Tipping who are major hauliers.  In 2005 permission was granted for an extension to the area of commercial vehicle parking and outside storage which utilised part of the area of woodland to the east of the yard as it existed at the time of that application.  That permission has been implemented in that the hardstanding area was formed and is still in place.  In 2008 the extended hard surfaced area was no longer required by the haulage business.  Interest in that area, however, had been shown by Lakeland Coaches who operated at that time (and still operate) from a site in Hurst Green.  Planning permission was therefore sought and granted for the use of this extended hard surfaced area as a coach depot (including a portakabin and containers) for Lakeland Coaches.  The site was used in accordance with that permission for some time, but, for business reasons, the site is no longer used by Lakeland Coaches.  The agent acting for the applicant in this current application, states that, as the haulage business is still in recession, a further business use is sought in order to help the economics of the site, but without creating additional external impact.

On that basis, this application seeks permission for two more uses on the area of the site covered by planning permission 2008/0243/P.  On the part of this area closest to Mitton Road, permission is sought for the parking, or storing when not in use, of private touring caravans.  The plan submitted with the application indicates that there is space for approximately 29 touring caravans.  The second element of the application relates to an area measuring approximately 21m x 35m at the eastern end of the site (ie the area furthest away from the road).  This part of the site would be used by a plant hire company whose main centre is in Whittingham.  They would use this part of the site for parking storage of dumpers, rollers, excavators etc, all of which are moved via a low loader.  Small items of support equipment and plant would be kept in a locked container on site and moved by a small lorry.  It is stated in the application documentation that, normally, plant is hired out and is not on site but comes back briefly between contracts.

These proposed uses of the existing hard surfaced area would not require any engineering or construction works.  The only item that would be added would be the storage container for the smaller items of plant and equipment.  This would be a typical painted steel container with approximate dimensions of 7.3m x 2.4m x 2.2m high.

In Policy terms, the site is in the open countryside and is therefore subject to Policy ENV3 of the Local Plan.  However, saved Local Plan Policy EMP8 supports the expansion of established firms outside settlements where it helps to maintain an existing source of employment and is compatible with other policies in the plan.  The proposal to expand the site area under application 3/2005/0520/P and the proposal to use the additional area for coach parking under 3/2008/0243/P were both considered to be supported by Policy EMP8.  I consider that this application for alternative uses of the site is also supported by saved Policy EMP8.  The relevant elements of Policy EMP8 are carried forward in Policy DMB1 of the Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft.  I also consider that the proposal is further supported by the general advice in NPPF concerning the need to support economic growth through the planning system and, in this particular location, advocating support for a prosperous rural economy.

In relation to all the relevant Policies and Guidance, I therefore consider the proposal to be acceptable in principle.  The relevant detailed considerations in this case relate to traffic/highway safety and visual amenity/trees.

In relation to the first of those issues, the storage of caravans would generate infrequent visits by cars to tow them.  Most caravans will only move at holiday periods and in winter there would be very few movements.  I consider that vehicle movements associated with the storage of touring caravans would be much less than the movements associated with the previously approved uses of this land for the parking of lorries and coaches.  In relation to the other element of the application, the vehicles and plant would not be brought into or taken away from the site on a regular basis, as they would only be on site during any break between contracts.  During any contract they would remain over night at the site of the development concerned.  Overall, therefore, I consider that there would certainly be no increase in traffic generated by this proposal above that which would result from the existing authorised uses of the site. The County Surveyor made similar comments in his consultation response in which he concluded that there were no objections on highway safety grounds.

In relation to the second issue, there are existing trees around the site boundaries that, to some extent, screen from view any vehicles or plant etc stored on the site.  In relation to the application for the use of the site as a coach depot, it is considered worthy of note that there was no requirement in the permission for any additional screen planting.  In my opinion, the impact upon the appearance of the wider locality would be little different whether the site was used for the storage of touring caravans or for the parking of coaches.

For the reasons described above, and in response to the observations of the Parish Council (which appear to have been made on the basis of a misunderstanding that the application related to the use of an additional area of land for vehicle parking) I consider this current application to be acceptable from the point of view of visual amenity, without any necessity for additional screening; and from the point of view of traffic/highway safety in that the proposal would not significantly (if at all) increase congestion in the centre of Whalley.

I can therefore see no sustainable objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would support the local rural economy and would not have any detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 JANUARY 2013














