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CHANGE OF USE FROM AGRICULTURAL TO B8 STORAGE AND DISTRIBUTION AT THE BARN, SHAW HOUSE FARM, CLITHEROE ROAD, WHALLEY BB7 9AD
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

WHALLEY PARISH COUNCIL:

Whalley Parish Council have raised no objection to the proposal.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have raised no objection to the proposal subject to the imposition of conditions.
UNITED UTILITIES:
No objections.
ADDITIONAL REPRESENTATIONS:

One letter of representation has been received objecting on the following grounds:

· Additional traffic impacts

· Inadequate access point

· Immediate highway network is inadequate to accommodate large vehicles

· Noise and pollution

1.
Site Description and Surrounding Area
1.1
The application relates to an existing agricultural building located to the west of Clitheroe Road Barrow.  The building forms part of a grouping of agricultural buildings associated with Shaw House Farm, being located at the northern extents of the complex.  Vehicular access is provided off Clitheroe Road by an existing formally surfaced track serving the farm.
1.2
The site is bounded to the south by the A59 and by greenfield agricultural land to the north and east with the Clitheroe rail-line being located to the west.  The site is located within the defined open countryside being located approximately 420m to the south-west of the defined settlement boundary of Barrow.
1.3
Three dwellings lie to the southern extents of the farm-building complex two of which are named Shaw House Farm with the other being named Paddock Bungalow.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the change of use of an existing building from agricultural use to that of B8 storage and distribution.  The building occupies a footprint of approximately 2091Sqm being largely open-fronted and being of a typical agricultural appearance partially clad in vertical timber cladding and sheet metal.
2.2
It is proposed that the building will be divided into three elements to serve three different operators as follows:

· Building 01 - Storage of Plants

· Building 02 - Storage of Scaffolding

· Building 03 - Storage of small scale building materials


The submitted details state that there will be no direct sales from site or manufacturing undertaken on the premises.  No alterations to the existing building are proposed, with the storage proposed largely being informal in nature. 
2.3
It is proposed that two vehicular passing places will be provided on the existing access track both measuring 10m x 3m, with one being located at the western extents of the track and the other being located mid-way down the track.  Ten new parking spaces will be created within the site directly to the east of the proposed storage building with a vehicular turning head also being created adjacent the northern extents of the building to enable vehicular manoeuvring within the site.
3.
Relevant Planning History


3/2016/0404 - 
Retention of unauthorised use of former agricultural building as stables for personal and livery use, and associated horse turnout area.  (Approved) 


3/2003/0225 - 
Proposed agricultural building extension.  (Approved) 
4.
Relevant Policies

Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMB1 – Supporting Business Growth
National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
Key Statement EC1 states that ‘in considering the development of land for economic development and in determining where this land will be located, priority will be given to the use of appropriate Brownfield sites to deliver employment-generating uses including a preference for the re-use of existing employment sites before alternatives are considered.  It is accepted that the current land, although developed, would not be considered as ‘previously developed land’ (as defined within the National Planning Policy Framework (July 2018), however Policy DMB1 states that proposals that are intended to support business growth and the local economy will be supported in principle.  

5.1.2
The submitted details do not propose that the B8 use will create any additional employment, largely by virtue of the storage being associated with existing off-site businesses or businesses that operate on a mobile basis.  The B8 use proposed is likely to therefore be largely utilitarian in nature with the distribution element, where applicable, likely to be restricted to that of the distribution of plants/Christmas Trees.  

5.1.3
In this respect I can find no direct conflict with the aims and objectives of the adopted development plan insofar that the proposal aims to support existing businesses whom operate within the Borough and may also play a role in assisting their future expansion.
5.2
Impact upon Residential Amenity:
5.2.1
Three dwellings are located approximately 100m to the south of the building to which the application relates, consisting of two dwellings named Shaw House farm with the other being Paddock Bungalow.  Whilst it is accepted that there may be an increase in vehicular movements associated with the B8 use it is not considered that they would be of such a frequency, over and above that of the working farm, that would result in any measurable level of detriment to residential amenity.  

5.2.2
The remaining on-going day to day functions/operations associated with the B8 use are likely to cause little disruption or have little impact upon residential amenity given the nature of the storage uses proposed and that any distribution from the site will be restricted to that of normal working hours.

5.2.3
Taking account of the above matters it is not considered that the proposed change of use and associated works will be of detriment to existing or future residential amenity.
5.3
Matters of Design/Visual Amenity:
5.3.1
The submitted details do not propose any alterations to the existing building.  It is proposed that ten car-parking spaces will be created on site including a new vehicular turning head.  These are likely to have limited visual impact given the parking areas are located on an area that is currently used for vehicular movements associated with the farm.  

5.3.2
The proposed turning head will also be accommodated on the aforementioned area with the extents of the manoeuvring area extending 7m into an adjacent field.  However, this encroachment is likely to be read in context with the larger farm complex and as a result be of minimal visual impact.

5.3.3
Two vehicular passing places are to be located on the southern side of the existing access track which will partially encroach upon existing greenfield land, however in the context of the larger operational farm these are unlikely to result in a visual impact of any measurable significance.  It is for the above reasons that it is considered the proposal will not be of detriment to the character or visual amenities of the area or wider landscape.
5.4
Highway Safety and Accessibility:
5.4.1
The Highways Development Control section have made representations during the course of the application which has led to the submission of revised/additional information.  Subsequently LCC Highways have raised no objection to the proposal stating the following:


In response to the previous email dealing with my queries regarding the application, the additional information is acceptable and would provide adequate facilities for the proposed development.  The indicated uses are small scale and there is no direct service delivery to the customers with confirmation that the proposals will be for storage distribution.  On this basis I would raise no objection to the proposal.  In one of your responses you mentioned whether or not the access will be resurfaced.  The response was that nothing was planned.  Whilst I would have no issue with this I would require the proposed passing places (both the 2 new plus the existing) to be appropriated surfaced following construction to ensure that the passing places provided remain useable.

5.4.2
The Highways Development Control section further recommend that should consent be granted that conditions are imposed regarding the surfacing of the vehicular passing place and parking area including a condition that would preclude the external storage of goods or materials.
5.5
Landscape/Ecology:
5.5.1
No direct implications resultant from the proposed change of use or associated operations/functions.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
The Highways development Control Section have stated that it will be necessary for a condition to be imposed that requires the passing places to be made available for use and surfaced prior to the use first becoming operative.  It is also required that the proposed parking bays also be surfaced, marked out and made available for use prior to the B8 use(s) becoming operative.

6.2
Given the wide remit of potential storage/distribution functions that could be undertaken from the site it is considered appropriate that a condition be imposed that limits the B8 storage uses to that of which is shown on the submitted details (building materials, Christmas trees and scaffolding).  This is to ensure that more intensive storage or distribution operations could not be undertaken from site without allowing for further consideration relating to highways matters or other matters relating to development management considerations.
6.3
For the reasons outlined above the proposed development is considered to be in broad accordance with the aims and objectives of the adopted development plan insofar that it would assist exist business operators within the borough and do not consider that there are any reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
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 pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed within the submitted information and drawings:


5563-02 Proposed Elevations (Including floorplans)


5563-04 Proposed Site Entrance


5563-05 Proposed Entrance and Passing Points


5536-06 Proposed Parking provision and Site Manoeuvring Area


REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved.

3.
Unless Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 (as amended or re-enacted) and the Town and Country Planning (General Permitted Development)(England) Order 2015 (as amended or re-enacted) and the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016 (as amended or re-enacted) the development hereby approved shall only be used for the purposes of storage and distribution and for no other purpose, including any other purpose within Use Class B8. 


REASON: For the avoidance of doubt and to ensure that the development remains compatible with the character of the area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

4.
The B8 storage/distribution use(s) hereby approved shall be limited to those as indicated on drawing 5563-06 and in the email dated 03rd of April 2018.  For the avoidance of doubt the storage/distribution operations on site, unless otherwise agreed in writing by the Local planning Authority, shall be limited as follows: 


Building 01 – Storage of plants/trees


Building 02 – Storage of scaffolding and associated equipment 


Building 03 – Storage of building materials

REASON: To clarify the nature of the consent hereby approved, to ensure the proposals compatibility with the area and to ensure the proposal does not result in an unacceptable highways impact in accordance with in accordance with Key Statement DMI2 and Policies DMG1 and  DMG3 of the Ribble Valley Core Strategy.

5.
The hours of operations within the premises shall be restricted to the period from 0800 to 1800 hours on Mondays to Fridays and 0900 to 1300 on Saturdays only.  No operations associated with the B8 use hereby approved shall take place in the buildings on Sundays, Bank or Public Holidays.


REASON: In order to protect the amenities of the area and to ensure the use(s) hereby approved are not of detriment to residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

6.
There shall be no deliveries or collections to/from the B8 use(s) hereby approved other than between 09:00-18:00 Monday to Friday, between 00:00-13:00 Saturday and not at all on Sunday and bank Holidays.


REASON: In order to protect the amenities of the area and to ensure the use(s) hereby approved are not of detriment to residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
7.
The car parking, passing places and manoeuvring areas as indicated on drawings(s) 5563-04, 5563-05 and 5563-06 shall be formally surfaced and marked out in accordance with a scheme that shall have first been submitted to and approved by the Local Planning authority prior to the B8 use hereby approved being first brought into use.  The approved vehicular manoeuvring area and car-parking bays shall thereafter be permanently maintained thereafter clear of any obstruction that would preclude the parking or manoeuvring of motor-vehicles.


REASON: To allow for the safe and effective use of the parking areas in the interest of highway safety in accordance with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.

8.
No goods, plant or materials associated with the B8 use(s) hereby approved shall be deposited or stored externally on site or around/adjacent the building to which the application relates.


REASON: To ensure a satisfactory appearance of the site in the interests of the character and visual amenities of the area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

9.
There shall be no sales undertaken from the site and no customers shall visit the site in association with the B8 use(s) hereby approved.


REASON: To clarify the nature of the consent hereby approved and to ensure the proposals compatibility with the area in accordance with in accordance with Key Statement DMI2 and Policies DMG1 and  DMG3 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0143

