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	Date Inspected:
	13/06/19
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for the variation of condition 2 from planning permission 3/2018/0396

	Site Address/Location:
	Holden Clough Nursery, Bolton-by-Bowland 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	AONB Officer:

No comments received

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape 

Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement EN4 – Biodiversity and Geodiversity 

Key Statement EC1 – Business and Employment Development 

Key Statement EC3 – Visitor Economy

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME5 – Renewable Energy

Policy DME6 – Water Management

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development

Policy DMR3 – Retail Outside the Main Settlements

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)



	Relevant Planning History:

3/2018/1069 - Application for a non-material amendment to planning permission 3/2018/0396 consisting of change of roof materials and rooflight arrangement on the demonstration barn, change of glasshouse roof to single ridge system, and addition of two rooflights on each ridge of the roof of the connecting building – approved

3/2018/0396 - Demolition of an existing potting shed and covered sales area, to be replaced with a glasshouse and linking access to the existing Garden Kitchen.  Construction of a two storey demonstration unit with offices and toilets.  The construction of a covered terrace area adjacent to the Kitchen Garden.  Construction of a training/classroom.  Covered walkways - approved
3/2017/0517 - Proposed two storey extension to existing cafe kitchen – approved
3/2016/0078 - Application to vary condition (s) 3 (cafe opening hours) and 4 (lecture room opening hours) of planning permission 3/2011/0838 to allow the business to operate until 23:00 hours on one occasion per week – withdrawn
3/2014/0257 – Proposed single storey extension to the kitchen with additional ancillary accommodation in the roof space, and relocation of "means of escape" steps – approved 

3/2013/0733 - Proposed single storey extension to the kitchen with additional accommodation in the roof space and relocation of 'means of escape' step – withdrawn 

3/2013/0091 – Proposed extended car park area – approved

3/2011/0838 - Proposed creation of a new cafe, training room and nursery shop at the existing Holden Clough Nursery. The building will be constructed of traditional materials including stone walls and slate roof. The South facing roof will incorporate six solar panels. The aim is to produce a sustainable building with minimal visual impact - approved




	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to Holden Clough Nursery in Holden (Bolton–by-Bowland). The nursery consists of a restaurant/café known as The Kitchen Garden, as well as the more traditional use selling plants and flowers. Within the curtilage of Holden Clough Nursery is the main café/restaurant building, a number of nursery buildings and poly tunnels used in conjunction with the plant sales, and a residential bungalow, known as the Croft, which is within the ownership of the applicant. The premise also has a relatively large car parking area to the front and side of the buildings, meaning that the buildings are all set back significantly from the highway. 
To the east is Holden Beck and the neighbouring residential dwelling at Mear Croft. To the west is the dwelling known as Springfield and to the rear (north) are open fields. To the south is the highway of Barret Hill Brow and on the opposite side of this are the dwellings at Broxup House, Broxup Cottage and Broxup Barn. Broxup  House and Cottage are Grade II Listed Buildings. The application site is also located within the AONB.

In 2018 planning permission was granted for various extensions to the existing building, as well as the erection of new buildings on site, involving the demolition of the existing plotting shed (3/2018/0396) and shortly after an application a NMA application was approved for some minor alterations to the window openings and roof pitches on the approved buildings (3/2018/1069)



	Proposed Development:

This application seeks consent to vary condition 02 (plans) condition from approved planning consent 3/2018/0396. The amendment seeks to replace the previously approved sedum roof on the demonstration barn with a fibre cement sheet roof which will be treated to encourage the growth of lichens and moss. 

The application details that the revised roof material is required as it has been discovered that the previously approved sedum roof would be unlikely to propose on the demonstration barn roof, mainly because of its pitch and its inability to retain moisture. The applicant has therefore considered various other alterative roof types, including blue slate, grey slate, cement compound tiles, steel profile sheeting before deciding on fibre cement which (as detailed above) would eb treated to allow lichens and moss to grow. 
The revised plans also show/include the amendments that were recently approved under the NMA.



	Principle of Development:

This application relates solely to the variation to the design/materials use on the roof of the demonstration building. The new buildings, extensions and alterations have already been approved as part of the original application (3/2018/0396) and also the more recent NMA. 
In view of the above the main consideration in this application is the visual impact of the revised roof material.



	Impact Upon Residential Amenity:

The variation to the roof material would not have any  greater impact upon neighbouring residential amenity, in comparison to what has [previously been approved. 


	Visual Amenity, External Appearance, AONB:

The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB), and therefore the impact of the proposal on the visual quality of the AONB must be considered. Key Statement EN2 (Landscape) seeks to ensure that the landscape and character of the Forest of Bowland AONB is protected, conserved and enhanced, and any development will need to contribute to the conservation of the natural beauty of the area. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, features and building materials. This is reiterated in paragraph 172 of the NPPF which states: 

· Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.  
Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. 

The Forest of Bowland AONB Landscape Character Area Appraisal categorises this specific area as an Undulating Lowland Farmland with Wooded Brooks, which are generally characterised by scatter cottages and clustered villages, with pasture fields which are deeply incised by wooded troughs and gorges. The application site is located the village of Holden, adjacent to a wooded brook of Holden Beck, and the Landscape Character Appraisal states that the access road and village of Holden is a recognisable landscape feature which contributes to sense of place and orientation. 

As detail earlier, this application seeks to alter the roof material of the approved demonstration barn. The approved building proposed a sedum roof, however it has become apparent to the applicant that such a roof would be unlikely to prosper on the demonstration barn and thus alterative roof types have been considered. The application proposes to use a fibre cement roof, which will be treated so as to encourage lichens and moss to grow so as to still provide a natural/organic visual appearance, not dissimilar to the previously approved roof.   

It is accepted that the surrounding area is generally characterised by slate roofs, however the principal of an alternative roof material has been established at this property. Furthermore the proposed roof materials would result in a natural appearance that would be reflective of the garden centre use.
In view of the above, it is considered that the revised roof material is acceptable and would not have an undue impact upon the visual quality of the area, including the wider AONB. The applicant has considered other roof materials, however the proposed is considered to be the closest to what was previously approved and would be in keeping with the garden centre use of the site and the timber appearance of the building upon which it would be situated.     



	Conclusion:

The revised roof material proposed for the demonstration barn is considered to be acceptable and would not have a negative visual impact upon the visual character of the area. The variation of condition (S73) application is therefore considered to be acceptable. As this consent would result in the issuing of a new decision notice all previously conditions (with the exception of the varied condition) will be reattached. 


	RECOMMENDATION:
	That the variation of condition application be granted.


