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	PARISH COUNCIL:
	No observations received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	Following consultation with Lancashire Constabulary they no longer revert to their original recommendation which is one of approval whereas previously they objected to the development.  On the basis of their revised consultation have no objections on highway grounds subject to conditions relating to the following:
1.
The limitation of the number of vehicles to 9.

2.
All vehicles must leave and enter the site in a forward gear.

3.
Condition preventing any right turn from Loud Bridge Road. 

4.
Condition relating to the parking layout shown on plan received 17 April 2015.

Awaiting formal response based on amended plans but has requested a new plan showing swept path analysis



	ADDITIONAL REPRESENTATIONS:
	6 letters of objection have been received which raise the following concerns:


	
	1.
	Highway issues – in particular the nature of the local highway makes it unsafe for the use of large vehicles due to the quiet lanes and narrow width and poor visibility at various junction points.



	
	2.
	Noise pollution – concern over the equipment used in relation to repair and maintenance of coaches.



	
	3.
	The environmental impact on the Area of Outstanding Natural Beauty due to the storage of vehicles in the open landscape.



	
	4.
	Noise as a result from the activities of the coaches and the traffic movements.



	
	5.
	Letter of objection or in support of the constituents has been submitted by Nigel Evans MP as whether the 6 letters of objection.



	
	There has been one letter of support which makes reference to the fact that the business has always operated in a courteous way and respected local residents from its existing business premises.  Two letters which do not object to the principle of the proposal but do have concerns that the additional vehicular movements may further damage the highway network, in particular the deterioration of the road condition.

Following revised plans and renotification no new issues.


Proposal

This application seeks detailed consent for a change of use of a builder’s yard to a coach depot business and includes alterations to the build of the façade with new entrance doorways.
Site Location

The proposal is located within the Area of Outstanding Natural Beauty and on the outskirts of Chipping known as Loud Bridge. The site is a former builders yard and has dwellings located on two sides of the boundary and open countryside at the rear. The site accessed via Chipping Lane. 
Relevant History

3/2996/0672 - Extension of existing workshop and relocation of oil tanks – approved with conditions.
Relevant Policies

Ribble Valley Core Strategy
Key Statement DS1 – Settlement Strategy.
Key Statement DS2 – Presumption in favour of Sustainable Development.

Key Statement EN2 – Landscape.

Policy DMG1 – General Considerations.

Policy DMG3 – Transport and Mobility.

Policy DME2 – Landscape Protection.

Policy DME1 – supporting Business Growth and Local Economy.

Environmental, AONB, Human Rights and Other Issues

Members will be aware that this application was taken off the October agenda in order to renotify following a revised plan due to ownership issues. 

Principle

The planning policy context for this application is set out at National Planning Policy Framework and at local level by the Core Strategy.  The Core Strategy which is the adopted Core Strategy is now the starting point for decision-making within the borough which sets out the vision for the borough and how sustainable development will be developed.  This not only relates to housing but employment and other uses.

The overall development of the Strategy is set out in Key Statement DS2 which aims to promote development in most suitable locations in the borough.    It is clear that the site is not located in what can be regarded as a sustainable location but regard needs to be given to the existing consent and in this instance the local and personal circumstances. 

Highway Safety and Accessibility

On matters of highways and accessibility, it is now clear that Lancashire County Council are satisfied that subject to the imposition of appropriate conditions limiting the number of vehicles operating from the site and appropriate manoeuvring space within the site they have no objection. I note the concerns of the local residents and accept that if this was a greenfield site it would not be regarded as a sustainable location but having regard to the authorised use it would be difficult to resist. 
Landscape, Tree and Visual Impact

Although the site is located in Forest of Bowland Area of Outstanding Natural Beauty and no observation have been received from the AONB Officer I have assessed the landscape impact. As it seeks to utilise the existing building the main visual impact relates to the external parking of coaches on the existing concrete compound area which was used as part storage for the previous business. The applicant has submitted revised details showing additional planting which would reduce the impact when viewed from the open countryside. The existing buildings and neighbouring dwellings at Loud Bridge effectively screen most of the development from long distant view. On that basis I am satisfied with the visual impact.
Residential Amenity
In terms of residential amenity it is important to have particular regard to the noise impact caused by the proposal in relation to both the operation of the activities on the site and the associated traffic movements. There may also be issues relating to the impact of light spillage. The scheme itself would  result in additional and a different type of trip generation to the existing use but on the basis of the agreed revised hours of operation and in consultation with the Councils EHO and the submitted noise and acoustic report  I am satisfied that it would not adversely affect adjoining residential amenities. 
The noise report submitted with the original application concluded that there may be some adverse impact but this was based on the activities including coaches returning late at night. I am satisfied that the revised condition will reduce any impact to an acceptable level.
Lighting

In order to minimise light pollution I consider it would be necessary to impose a planning condition requiring details of external lighting. However, it should be noted that there is a degree of lighting from the existing building and adjoining residents and I am of the opinion that any impact would not be unduly significant. 
Conclusion

I recognise that the development would result in additional traffic movements in a rural location and would have some impact on adjacent residential amenities but on the basis of the recommended conditions and limited visual impact consider a  recommendation of approvalto be acceptable.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):
1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.
2.
This permission shall relate to the development as shown on drawing no. 334/201 Proposed    Elevations, Landscape and Layout Plan 334/205 received on 26/10/15, Revised site plan 334/502 received 14/10/15 and Sightline plan 334/206 received on 26/10/15.
REASON: For the avoidance of doubt and to clarify which plans are relevant and to ensure that the development is carried out in accordance with the approved plans.

3.
Precise specifications or samples of window/ and doors including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works. 

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).

4.
Notwithstanding the submitted landscaping plan the development hereby permitted shall not be commenced until full details of the proposed landscaping have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, their maturity at the time of planting, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform.  

The approved landscaping scheme shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter for a period of not less than 15 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

REASON:  In the interests of the amenity of the area and to comply with Policies DMG1, EN2 and DME3 of Ribble Valley Core Strategy (Adoption Version).
5. 
The number of vehicles operated from the premises shall not exceed 9 as stated in the application. Any increase in the number of vehicles operating from the site shall be the subject of a new planning application.
REASON: To limit the number of vehicles operating from the site in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).
6.
This scheme shall relate to swept path analysis submitted on the 26/10/15 and all vehicles visiting the site shall enter and leave in a forward gear. 

REASON: In the interest of highway safety and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).
7. 
Unless otherwise agreed in writing by the Local Planning Authority, in consultation with the highway Authority, all commercial vehicles shall enter the site by turning right from Loud Bridge Road and leave by turning left onto Loud Bridge Road


REASON: .To ensure that the commercial traffic generated by the development utilises the most appropriate route to the Classified road network in the interest of highway safety and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).
8. 
The parking shall be in accordance with the parking layout shown on the Parking Area Plan Amendment B submitted 17th April 2015. 


REASON: In the interest of highway safety and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).

9.
Prior to commencement of development precise details of a vehicle washing area and management of a vehicle washing area  shall be submitted to and approved in writing by the Local Planning Authority.

REASON: In the interest of protecting residential amenity and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).
10. The hours of operation shall be restricted to 0730 – 18.30 Monday to Friday and 1000-1600 on Saturday with no working outside these hours.


REASON: In the interest of protecting residential amenity and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).

11. This permission and the use of the building shall inure for the benefit of Bretherton Coaches only in connection with its use as a coach business, and not for the benefit of the land nor any other person or persons whether or not have an interest in the land and shall be in accordance with the revised Management Plan received and dated 01/10/15.


REASON: Permission would not have been given for the proposed development but for the personal circumstances applying in this case, as the development would otherwise be contrary to Key Statement DS2 – Presumption in favour of Sustainable Development and Key Statement EN2 – Landscape.

12 Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (England) Order 2015 (or any Order revoking or re-enacting that Order) any future extension or buildings shall not be carried out without the formal written consent of the Local Planning Authority.


REASON: In the interests of the amenity of the area in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version.

13.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface water has been approved in writing by the Local Planning Authority. Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON: To ensure a satisfactory means of drainage and in accordance with Policy DMG1 of the Ribble Valley Core Strategy (Adoption Version).

14.
Prior to commencement of development precise details of any lighting, including details of the location and height of columns, wall-mounted lighting units, bollards and ground lighting, and the intensity of illumination, shall have been submitted to and approved in writing by the local planning authority.


REASON: In the interest of protecting residential amenity and visual amenity and in accordance with Policies DMG1and DME2 – Landscape Protection of the Ribble Valley Core Strategy (Adoption Version).
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