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	Date Inspected:
	11/03/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Construction of replacement building for A3 use to serve existing site employees and visitors

	Site Address/Location:
	Kitchen Green Farm, Preston Road, Ribchester

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The proposal would appear to provide a canteen for existing employees, as well as visitors to the site, and it is not envisaged that the proposal would result in any increase in the number of vehicles currently visiting the site. As such no highway objection is received.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in relation to this application.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC3 – Visitor Economy

Key Statement EN2 – Landscape

Key Statement EC1 - Business and Employment Development

Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMB3 – Recreation and Tourism

Policy DMB1 - Supporting Business Growth and the Economy
National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2007/0232 - Partially retrospective application for change of use of agricultural buildings to commercial use for mail order car parts unit - approved
3/2007/0747 - Partially retrospective change of use of agricultural buildings to commercial use for mail order car parts unit - approved
3/2008/0763 - New storage building for machinery ancillary to the land - approved
3/2009/0516 - Proposed agricultural storage building and replacement of existing lean-to to form workshop.  Change of use of existing agricultural building to storage building - approved
3/2010/0977 - Part change of use to extend the existing workshop into the remaining part of the existing building, with no external alterations - approved
3/2017/0701 - Construction of additional building for B1/B8 (office and light industry/storage) to extend existing diesel engine fuel system parts business - approved


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to a site known as Kitchen Green Farm located in the open countryside on Preston Road between Ribchester and Longridge. Kitchen Green Farm was once an active farm but has diversified and now consists of a number of industrial style buildings, as well as the original farm house which is the applicant’s own property. 

In 2003 a diesel engine fuel system parts business was set up at the site, involving the conversion of a number of existing buildings on site and the business has grown from a one man company to a specialist workforce of engineers which is continuing to grow. In 2017 planning permission was granted (17/0701) for the erection of an additional B1/B8 building in conjunction with this expanding business. 

At present at the south eastern end of the site is the dwelling, and to the north is a cluster of buildings including the main repair/workshop and a separate commercial mail order parts business which has a serving counter. Further beyond this mail order parts building are  three steel container style building, two of which are adjoined, and along the northern boundary is the section of land which currently has consent for the relatively large B1/B8 building. At present vehicles park in a somewhat ad-hoc manner around the site. 



	Proposed Development:

The application seeks consent to remove the adjoined pair of containers and replace them with a purpose built canteen for staff and visitors. The application also proposes to erect timber cladding around the single storage container that would be retained and includes a plan showing a more formal car parking layout and arrangement within the site. 

The proposed canteen would measure 7m long by 5m wide and have a simple pitched roof design measuring 3m high to the eaves and 4m to the ridge. The canteen would be finished in timber cladding with a set of bi-folding glazed doors in the front elevation. The application states that the canteen will be able to accommodate 16 covers and will generally serve staff and visitors/customers  to the site, but would also be available to use by the public should they wish. The adjacent container to clad in timber would provide toilet/washroom facilities. 

The proposed layout plan shows that a total of 21 car parking spaces (three of which would be accessible spaces), two light good vehicle spaces and two motorbike spaces would be provided within the site. 


	Principle of Development:

The Ribble Valley Core Strategy (Policies EC1 & DMB1) seeks to support business growth and the local economy, and whilst these policies generally relate to large scale employment uses, the canteen clearly provides a diversification of the existing use on site, will generate an income and employ new members of staff at the site, as well as providing a service to existing staff on this site and members of the public should they wish. 
Policy DMG2 states that development should be encouraged within the principal settlements and the nine Tier 1 villages, however within the open countryside proposals must meet one of a number of criteria, including:
· Being essential to the local economy; and 
· For small scale tourism or recreational developments appropriate to a rural area. 

In terms of the above, the application site is within the open countryside and the main purpose of the canteen is to serve employees and visitors of the site, as well as potentially attracting new customers by offering food. The development would result in a diversification of the site, as well as being in keeping with the commercial use at the site.  The principle of the development is therefore considered to be acceptable in accordance with the relevant sections of the Core Strategy.    



	Impact Upon Residential Amenity:

The nearest neighbouring properties, with the exception of the applicant’s own dwelling on the site, are Thompson Bank to the south east and Dale Hey Bungalow to the north west. Both these properties are located more than 100m from the proposed building and as a result of the separation distance from these neighbouring properties, it is considered that the proposed development would not unduly impact upon the amenity of neighbouring land use. The application seeks consent for the canteen to operate between 08:00 and 20:00 and it is not considered that these operational hours would be harmful to residential amenity.  
In respect additional comings and goings as a result of the proposed development, the application site already has a commercial use and it is not considered that the additional traffic generated by the  proposed development, or the proposed daytime openings hours, would have a detrimental impact upon the wider area, particularly given that the application site is accessed directly off a classified road (Preston Road – B6245).  

 

	Visual Amenity/External Appearance:

The application site is located in the open countryside but it is not within the AONB. The proposed building would be located at front of the site, set approx. 13m from the highway of Preston Road and measuring 3m high to the eaves and 4m high to the ridge at the highest point the proposed building would be akin to a residential garage in terms of its scale. The front boundary is well screened by a relatively mature hedgerow and thus with the building being set back within the site it would be barely visible from public vantage points along Preston Road. Furthermore the building would be finished in timber cladding with a blue slate roof and would be situated on a site consisting of larger and visually more obtrusive industrial style buildings. As such it is considered that the proposed development would not have a significant impact upon the visual character of the area and the proposal complies with Policies DMG1 and EN2 of the Ribble Valley Core Strategy.      



	Highways: 

The County Highway Officer has raised no objection to the application and the proposal seeks to regularise the parking situation on site by creating formal parking areas as opposed to the ad-hoc manner within which vehicles currently park. The parking layout would provide a total of 21 car parking spaces as well as space for two light goods vehicles and two motorbikes. 

A condition has been attached requiring the car parking and manoeuvring areas being laid out prior to the proposed building be brought into use to ensure there is sufficient parking on site.  


	Conclusion:

Considering all of the above and having regard to all material considerations and matters raised, the application is considered to be acceptable and subsequently the application is recommended for approval, subject to conditions.



	RECOMMENDATION:
	That planning consent be granted.


