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	Development Description:
	New hardstanding to extend display area of garden centre along with new fences and repositioning of access track.

	Site Address/Location:
	Cunliffe House Farm, Longsight Road, Langho. BB6 8AD

	

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council have objected to the proposal. The objection relates to the visual impact of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways have no objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal site relates to a commercial premises which is in currently in use as a garden centre. The proposal site lies approximately 1 kilometre to the North-west of Langho village centre between two farm properties on the edge of a residential area to the South of the A59. The surrounding area is largely characterised by agricultural fields, open countryside and other detached dwellings and premises.


	Proposed Development for which consent is sought:

Consent is sought for the creation of an area of hardstanding to form a product display area for the commercial premises.


	Principle of development:

Policy DMB1 generally seeks to support business growth and the local economy while Policy DMG2 outlines the Council’s spatial vision with regards to development.

Policy DMB1 of the Ribble Valley Borough Council states that:

‘Proposals that are intended to support business growth and the local economy will be supported in principle…the expansion of established firms on land outside settlements will be allowed provided it can be assimilated within the local landscape.’

The applicant has stated that the garden centre is a thriving business which would further benefit from having additional space to promote its range of outdoor and garden products which in turn would be beneficial to the local economy. Furthermore, the proposal would assimilate into the local landscape in as much that the extended display area would be solely occupied by temporary structures and would not involve the addition of any permanent buildings. 

Policy DMG2 of the Ribble Valley Core Strategy states that proposals for development outside the defined settlement areas can be considered as justifiable if ‘the development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated’. 

In support of the proposal the applicant considers that outdoor structures and products such as garden buildings, summerhouses, sheds and garden ornaments have proved to be popular purchases during the pandemic.  As such, the creation of additional outdoor space to sell such goods would meet the requirements of the above policy in as much that the proposed development would help to maintain and build on the recent success of the business by creating an additional sales area to meet local consumer demand beyond the COVID pandemic. Furthermore, the proposal would help to support the existing level of employment at the business which in turn would be in accordance with the stipulations of Policy DMB1 outlined above.

In view of the above, the principle of an extended display area unit on this established site would comply with the requirements of Policies DMB1 and DMG2 of the RVBC Core Strategy. 


	Residential Amenity:

The extended display area would be used in conjunction with an established commercial site which is located approximately 150 metres away from the nearest neighbouring residential properties on The Rydings. Furthermore, no noise disturbances in relation to increased vehicular traffic are anticipated as a result of the proposed development therefore it is not considered that the proposal would adversely affect the amenity of any nearby residents.


	Visual Amenity:

The extended display area would extend an additional 25 metres into land owned by the applicant to the North of the current display area towards the A59 however the Northernmost edge of the new display area would still be set approximately 100 metres back from the highway. 

Concerns were raised during the consultation process with regards to the potential visual impact of moving the display area closer towards the highway however the Northern edge of the extended display area and its products would be screened behind a 1.8 metre high fence which would significantly reduce the visual impact of the proposed development. Furthermore, all of the fencing proposed to enclose the display area would match the existing fencing on site in terms of design and materials. As such, it is not considered that the proposal would have any undue impact upon the visual amenities of the immediate or surrounding area. 

	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have reviewed the plans from the proposal and have no objections to the proposed works. Furthermore, no increases in vehicular traffic are anticipated as a result of the proposal, nor have any changes to the site’s existing access or parking arrangement been proposed therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would have not any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be of detriment to the visual amenities of the immediate or surrounding area. 

Furthermore, the proposal meets the criteria outlined in Policies DMG2 and DMB1 of the Ribble Valley Core strategy in as much that the extended display area would support the growth of the business and local economy in addition to providing a valuable resource to local consumers during the current pandemic. 

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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