Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0953/P

	Development Proposed:
	Car park crossing point, alteration of public right of way, modification of air intake duct, installation of trolley shelter, installation of extract duct (Re-submission of 3/2012/0607P).  E. H. BOOTH & CO. LTD, BERRY LANE, LONGRIDGE, LANCASHIRE, PR3 3NH.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – No objection to this proposal.


	CONSULTATIONS: Additional Representations.

	One letter has been received from a neighbouring resident.  The points of objection/concern have been summarised as follows,

1. Noise from fridges, machinery, condensers so close the boundary with neighbouring properties,

2. Concerns regarding smoking areas for staff close to neighbouring properties causing noise e.t.c.

3. Increase in heavy delivery traffic to the site will now be nearer to residents on Birchfield Drive,

4. Increase in noise, reversing beepers, doors slamming to be closer to residents on Birchfield Drive,

5. The industrial extractor unit/duct near to our house is causing a number of issues as smells linger in the area,

6. Concern that as it is retrospective, Booths have got away with it, and

7. Deliveries are happening earlier than allowed.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy S4 - Shopping Policies - Longridge and Whalley.

Policy ENV16 - Development Within Conservation Areas.

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

Policy DMG1 – General Considerations.
Policy DMR2 – Shopping in Longridge and Whalley


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

	The main considerations with this proposal are the visual impact of the alterations proposed on the Conservation Area and the impact on the amenity of nearby neighbours.  The LCC County Surveyor has raised no objection in principle to this application on highway safety grounds.  For ease, I will discuss each element of the application separately.

CAR PARK CROSSING POINT/ALTERATION TO RIGHT OF WAY/TROLLEY SHELTER
Following a meeting with the applicant, local residents and members of the Town Council, the existing pathway is to be retained with an ‘L’ shaped, dual barrier arrangement provided so that children and cyclists have to navigate this before running directly onto the car park.  A new crossing point will be marked on the car park from this public path to provide a more defined pedestrian crossing point.  Additional signage for drivers has also been proposed by the applicant to help reduce noise during deliveries.  The new trolley shelter is to be positioned close to the entrance to the main building, and is of a typical design.

The proposals are considered to be an improvement to the existing layout on site, and the details shown are considered to be sympathetic to the site, and its setting and character within the Conservation Area.

RELOCATION OF AIR DUCT/INSERTION OF EXTRACTION UNIT

The air intake duct for this building has always been on the west facing elevation of the unit, and due to the recently erected extension to this elevation, it has been relocated to a slightly higher position on this elevation.  Because of this minor movement in its position it is now marginally more visible, however in terms of the impact on the amenity of the occupiers of the adjacent properties, this slightly raised position will not have a significant impact.  The Council’s Environmental Health Officer, Matthew Riding, has raised no concerns with this particular duct.

As this new Booths store offers raw meats, fish, deli, cheese, bread, cooked counter etc. the building required the insertion of an extraction unit.  This was positioned behind the parapet of the recently built single storey extension on the west elevation of the unit without consent, hence this application.  Following a number of meetings with the Planning and Environmental Health Department regarding the originally fitted extraction unit, following a number of complains directly to the Environmental Health Department, the original baffle filters within the canopy were replaced with carbon filters, and a new Ecovent Exhaust Treatment System was installed in December 2012.  The specific aim of this is to provide a more thorough and effective method of odour control during the cooking process.  This has since been monitored and to date there have been no more complaints.

In conclusion, following these recent amendments, I consider that the impact of the units has been suitably mitigated and they now have an acceptable impact upon the amenity of the occupiers of the properties closest to the site.

SATELLITE DISH INSTALLATION AND RE-GRADE OF CAR PARK EXIT

A satellite dish has been installed to provide a lottery counter within the sales area.  Due to its low level and position behind what was the SPAR building, there is no visual impact.  The car-parking exit out onto Cherry Grove will also be planed to provide a more even gradient to prevent HGV’s ‘bottoming out’ and scrapping the tarmac.  This will be an improvement on the current situation.

As such, bearing in mind the above and whilst I am mindful of the points of objection/concern from nearby neighbours, on the basis of the above, I consider the proposed amendments, improvements and alterations to aspects of the recently developed Booths supermarket comply with the provisions of not only the NPPF but also the Local Plan Policies, without being to the detriment of the amenity of the nearby neighbouring properties or to the visual detriment of this location within the Longridge Conservation Area.  As such, I recommend the application 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2012














