Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2013/0009/P

	Development Proposed:
	Erection of kitchen extension, utility store (retrospective) and extension to car park from 48 spaces and 4 disabled spaces to 74 car parking spaces and 8 disabled spaces at The Sanctuary of Healing, Dewhurst Road, Langho, BB6 8AF

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – N/A.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations.

	7 letters of objection have been received from surrounding residents who mostly live on The Dales who raise the following points of concern:

· Visual impact of the proposed car parking works.

· Erosion of green space

· Effect on residential amenity due to car parking being nearer residential properties.

· Increased noise and disturbance from increased traffic.

· Detrimental to residential amenity.

· The state of the access road with its many potholes needs remedying.

· Damage to existing road surface which is in poor condition 

· Devaluation of properties.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy ENV13 – Landscape Protection

Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations

Policy DME1 – Protecting Trees and Woodlands

Policy EN2 - Landscape

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

	The application relates to The Sanctuary of Healing on the former Langho Colony, where permission is sought for a kitchen extension and extension to the existing car park to increase the number of car parking spaces by an additional 26 spaces totalling 74 car parking spaces and increasing the number of disabled spaces from 4 to 8.  Retrospective permission is also sought for a utility store.

The site is subject to an extensive Tree Preservation Order which covers all of the trees on site.  Therefore a full tree survey was requested which showed the proposed developments in relation to their impact on these important trees.  This took time to do and hence the reason for the length of time determining the application.  A plant shelter was also initially proposed, however this has been removed from the scheme as works began on this which cut through the tree roots of 2 substantial trees (T2 and T3) which was considered to be wholly unacceptable and thus remediation works are required.

With regard to the remaining building works including the erection of a kitchen extension and the retrospective application for a utility store I consider these to be acceptable visually as they are closely related to the main building, seen as part of it and are subordinate and well designed.

With regards to the proposed car park extension onto a field adjoining the existing car park I also consider this to be acceptable.  The proposal would support an existing business and enable its expansion.  However, due to some of the works which have already been undertaken, and which are proposed, being close to and sometimes within the root protection zone of substantially mature trees covered by the Langho Tree Preservation Order, the applicant/ agent has agreed to provide some additional planting along the boundary nearest to the properties on The Dales to mitigate the impact of the works.  At least 4 new Oak trees will be planted along the southern boundary of the site and in time these trees will grow to reduce the visual impact of the car park and also the impact on neighbours from headlights and engine noise.

In relation to the neighbours concerns about highway safety, the Highway Authority initially raised no objections to the proposal.  Following receipt of the various letters of representation the Highway Authority were re-consulted and these letters were copied to the Highway Authority.  However the Highway Authority still raise no objections to the proposal but they did raise concern about the state of the access road and did make a passing comment on their email asking whether it would be possible for a condition to be used to request that the potholes be filled in following completion of the works.  As such the Planning Section has taken advice from the Council’s Legal Section who have advised that The Sanctuary of Healing do not own the access road and therefore they cannot be liable via a planning condition for the maintenance of the access road.  It would therefore not meet the tests of soundness outlined in Circular 11/95 as it would be unreasonable and more importantly unenforceable to insist that planning permission should be granted subject to conditions requiring remediation works as the access road.  As such a planning condition will therefore not be imposed.

For the above reasons, I recommend that planning permission be granted subject to conditions requiring the protection, remediation and replacement of the trees on the site.

	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: 24 JANUARY 2013














