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	Date Inspected:
	09/10/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension of the existing building for the expansion of the existing café, farm shop and butchery business

	Site Address/Location:
	Little Town Farm, Chipping Road, Longridge 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to imposition of conditions

	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
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2015/0252 – Extension to existing dairy no change of use – approved with conditions
3/2005/0573 – Additional storage space on north west side of existing building – approved with conditions 

3/2003/0922 - Proposed extension to existing building and proposed extension to existing car park – approved with conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to Little Town Farm off Chipping Road in Longridge. Little Town Farm is an active dairy farm which also consists of a farm shop, butchery and café which are frequented by members of the public. 
There are a number of large agricultural buildings at the eastern end of the site, with the main commercial building on the site being situated adjacent to the car park. As mentioned above the main commercial building consists of a small farm shop and a café with the seating area mainly contained within a conservatory at the front. The main building also contains a food production area (butchery) and offices. 

In terms of design, the main commercial building is industrial in design/style, although part of the front elevation has been clad in stone to provide a more rural appearance, however other sections of the front elevation have been retained as blockwork. This building is two storey with a pitched roof design, and either side of the main middle section are single storey sections with sloping/lean-to roofs (approved under separate planning permissions 3/2003/0922 and 3/2005/0573). In terms of visual appearance this building is not considered to be of any particular quality or merit.
To the south east of the main commercial building is the farmhouse which is occupied by the applicant/owner. 



	Proposed Development:

The application seeks consent to demolish a single storey section to the side of the main building (approved under 3/2003/0922), and construct a larger two storey extension in its place, retaining the front conservatory. The proposed two storey extension would project 10m out from the existing two storey building and have a length of 41m, resulting in it being flush with both the front and rear elevations of the main building. The proposed extension would measure 5.7m high to the eaves and 6.8m high to the ridge, resulting in it being higher than the existing two storey building to which it would be attached.
In terms of design the front elevation would be clad in stone to match the front elevation of existing two storey section of the building, and as mentioned above the conservatory would be retained/rebuilt at the front. Along the side elevation the front section of the extension would be finished in stone cladding at ground floor and with vertical sheet cladding above.  The rear half of the side elevation and the rear section of the extension would also be finished in metal sheet cladding.
The proposed extension would contain full length windows in the front, side and rear elevations with the applicant explained that this is to provide natural light into the café/restaurant area. In terms of use, the ground floor of the proposed extension would  provide a larger food shop selling wine, meats, deli items, ice cream etc… as well as providing the customer toilets. The first floor would be utilised as the café/restaurant with the kitchen area and seating for customers. The opening hours would remain as existing  (09:00 – 17:00 Tues-Sat and 10:00 – 16:00 Sun-Mon).  

Access to the site would remain as existing, as would the car parking area which can accommodate approx. 50 vehicles. 


	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 proposed extension would increase the commercial use of the site by providing a larger café and farm shop, which will generate additional income and provide employment opportunities. 
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 extension is to provide a better experience and wider range of choice for customers/visitors of the site. The application is therefore considered to improve tourism use at the site and will bring economic benefits in accordance with the relevant sections of the Core Strategy.    



	Impact Upon Residential Amenity:

The nearest residential dwelling to the proposed extension is the applicant’s own property situated directly to the south east. The gable elevation of this dwelling includes a single window at ground floor level which would face the proposed extension. This window however serves a large room that is also served by windows in both the front and rear elevations of the house and consequently this this window is not considered to be a principal window. Furthermore, this property is owned by the applicant. 

Outside of the application site the nearest dwelling is Stanley Court, some 140m from the proposed extension and at such a distance it is not considered that the proposed extension would have any undue impact in terms of overshadowing, loss of daylight and outlook. 

In respect of noise and disturbance, the shop/café will operate in line with the existing daytime opening hours (09:00 – 17:00 Tues-Sat and 10:00 – 16:00 Sun-Mon) and a condition to ensure this is the case has been added to the recommendation. A further condition requiring details to be submitted in respect of any new extraction equipment has been attached.   

 

	Visual Amenity/External Appearance:

In view of the above the main consideration in the determination of this application is the visual impact of the proposed extension on the existing building and the character of the area, including the AONB. 
With regard to the existing building, the proposal seeks to replace an existing single storey extension with a larger two storey extension that would be set flush with both the front and rear elevations of the existing building. The proposed extension would have its eaves and ridge height above those on the existing building, however the existing building is industrial in style and of very little visual merit. As such in this particular case it is not considered to be essential that the extension is subservient to the existing building as once the extension is built it will not be obvious which section of the building is older. 

Furthermore, as mentioned above the existing building is not of any visual merit, with its front elevation clad in stone and its rear elevation and roof finished in metal sheeting. The single storey section at the front is finished in block work, as are large sections towards the rear. in order to remain in keeping the proposed extension would have a stone clad finish and the front and for a proportion of the side elevation. Towards the rear however the extension would be clad with metal sheeting to match the existing building. 

The extension would contain high levels of glazing at first floor level and the applicant and their agent have stated that these first floor windows are essential in order to provide natural light to the upstairs café, as well as providing views of the AONB for customers. 

In view of the above it is considered that the design and scale of the proposed extension is in keeping with the host building. 

With regard to the wider area, the application site, and building to be extended, are not highly visible from long vantage points within the AONB. The site is in itself a countryside attraction that is visited by members of the public and hence the front elevation of the proposed extension is to be clad in natural stone, along with a section of the side elevation that is partially visible from the car park. To the rear the building and proposed extension are not visible to the public and hence the use of metal sheet cladding at the rear has previously been accepted on the existing buildings/extensions and is again considered acceptable on this proposal.  
In summary of the above, it is considered that the proposed development would not have a significant impact upon the visual character of the surrounding area, including the AONB, and the proposal complies with Policies DMG1 and EN2 of the Ribble Valley Core Strategy.      



	Highways: 

The County Highway Officer has raised no objection subject to conditions which require a section of the car park to be marked specifically for the parking of two disabled spaces and an electric charging point be provided. 


	Ecology:

Whilst the application does involve the demolition of a single storey section of the building, a bat survey has not been provided. However Government Guidance within the NPPG states that bat surveys are not generally required when an application relates to building built after the 1970s, or a building finished with prefabricated steel and metal sheets, because there are unlikely to be any suitable gaps for entry.  The single storey section of the building to be demolished has been constructed since 2003, and being constructed in blockwork with external cladding and a sheet metal roof it is considered that the section of building to be demolished is not suitable for bats. 

Furthermore, it is considered that if there were any bats in this area, they would utilise the older and more traditional/suitable buildings such as the farmhouse and barns. In view of the national guidance, it is not considered that a bat survey was required in relation to the demolition of the single storey section of this modern building. Nevertheless an informative has been attached informing the applicant that if any evidence of bats is found during the demolition works all operations shall cease and advice sought from an ecologist.  


	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.


