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	Date Inspected:
	14/11/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Single storey extension to rear of main building and extension to existing car parking area.

	Site Address/Location:
	My Vet, Longsight Road, Clayton Le Dale, BB2 7JA.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Highways raise no objection to the proposal on highway grounds but I would suggest that the echelon parking provision adjacent to the building is counter to the direction of traffic flow on the site and suggest that it be reversed to allow vehicles to drive in and reverse out.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2016/0037 - Erection of building for hydrotherapy treatment and retrospective consent for change of use of agricultural land to car park and curtilage (Approved with conditions).
3/2014/0165 - Single storey extension and retrospective consent for use of land as car park (Approved with conditions). 

3/2012/0601 - Proposed two-storey side extension and first floor extension over existing single storey area, alteration to vehicle access (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the Myerscough Veterinary Group surgery (who trade as MyVet) on Longsight Road, Clayton Le Dale. The site is located within the open countryside, approximately 745m south west of the settlement of Clayton-Le-Dale. The building was formerly a Little Chef Restaurant but planning permission was granted for its change of use to a veterinary surgery under reference 3/2008/0227.

A number of permissions have subsequently been granted for various extensions and alterations to the application building. The centre of the building consists of a two storey element added to this are a number of flat roof single storey extensions to the front, side and rear. The site is accessed via two access points comprising an ‘in’ and ‘out’ arrangement. Customer parking is located to the rear and side of the building. 
Under planning application 3/2016/0037 consent was granted for the erection of a single storey building on land to the west of the application building. This was erected in the area designated for staff car parking. The building houses a hydrotherapy pool and associated facilities. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to rear of main building and extension to existing car parking area at My Vet, Longsight Road, Clayton Le Dale. The extension to the existing car parking area would be located to the rear of the building and would measure 7m wide and extend across the whole rear of the site, within the existing fenced site curtilage. The extension to the carpark will provide additional spaces for customers. 
The single storey rear extension would project 4m from the existing single storey flat roof element to which it would be attached and have a length of 10.3m. The proposed extension would have a flat roof with an eaves height of 2.95m and a maximum height of 3.45m. 

	Principle of development: 

The Ribble Valley Core Strategy Key Statement EC1 and policy DMB1 seeks to support business growth and the local economy. Key Statement EC1 states that ‘Employment development will be directed towards the main settlement of Clitheroe, Whalley and Longridge as the preferred locations to accommodate employment growth together with land at Barrow Enterprise Site, the Lancashire Enterprise Zone at Samlesbury and locations well-related to the A59 corridor’. The application site is on the west side of the Longsight Road (A59) and is therefore well-related to the A59 corridor.

Policy DMB1 supports proposals that are intended to support business growth and the local economy. This includes ‘The expansion of established firms on land outside settlements will be allowed provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape”. MyVet is an established and successful veterinary surgery. The proposal represents a modest expansion of the building and provision of car parking spaces to allow the business to continue to meet the client’s needs and for the business to continue to proposer and contribute positively to the local economy. 

The proposed development is considered to be acceptable in accordance with the relevant sections of the Ribble Valley Core Strategy. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the occupiers of the nearby dwellings, the nearest dwelling to the north of the application site is Carr House Farm which is located approximately 160m away. The property is well screened by existing fencing and it is considered that there is sufficient distance between the application site and the nearby dwelling to avoid an unacceptable impact upon residential amenity. 

	Visual Amenity/External Appearance:

In terms of design, the proposed rear extension would be commensurate to the scale of the main dwelling. It is proposed to use white render, bitumen/chipping finish to the roof and white UPVC window frames and doors. The car park extension would be constructed from a hard surfaced in tarmac, as per the existing car park. It will be marked out with white lines identifying the individual spaces. It is considered that the matching materials would maintain coherence between the application building and the proposed development.   It would not result in any harm to the appearance of the application building or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DME2. 

The proposed extension and car park extension would be positioned to the rear of the application building. Being at the rear the proposed development would not be prominent or highly visible from the A59 or the surrounding area, and in any case the simple flat roof design and appearance would reflect the existing flat roofed rear extension to which it would be attached. The proposed development may be seen from positions to the north of the site, though the existing boundary fencing will screen the majority of the proposed development. In view of the above, it is considered that the proposed extension and car parking area would preserve the character and appearance of the application building and the surrounding area in accordance with national and local policies.

	Landscape/Ecology:

A bat survey has been submitted which found no evidence of bats at the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in loss of bat roost or cause injury or death to bats.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development would not result in any significant harm to the character and appearance of the application building or the surrounding area, nor will it cause any significant harm to the amenity of nearby dwellings.  Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


