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	Date Inspected:
	24/11/23 & 19/2/24
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed redevelopment of part of the site to extend the existing cafe, create farm shop together with a single storey extension to incorporate food prep area, storeroom and plant room. Creation of car parking, new access, landscaping and associated works (pursuant to the removal of condition 8 (reinstate footway and verge to full kerb height) of planning permission 3/2023/0775).

	Site Address/Location:
	Bowland Forest Farm, Settle Road, Bolton by Bowland, BD23 4SN.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council:
	Consulted 12/6/24 – no response received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	RVBC Engineers:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EC1: Business and Employment Development
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 DMB1: Supporting Business Growth and the Local Economy
Policy DMR3: Retail Outside the Main Settlements

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2024/0404:
Approval of details reserved by condition 6 (landscaping) of planning permission 3/2023/0775 (Approved)

3/2023/0775:
Proposed redevelopment of part of the site to extend the existing cafe, create farm shop together with a single storey extension to incorporate food prep area, storeroom and plant room. Creation of car parking, new access, landscaping and associated works (Approved)

3/2023/0326:
Proposed erection of polytunnels (Approved)

3/2021/0793:
Proposed redevelopment of site for 5 holiday chalets, conversion of existing holiday house and adjacent barn to a 20 person holiday let. Extension of existing cafe, alteration to existing garden centre to form a farm shop and plant display area. Creation of car parking, landscaping and associated works. Resubmission of 3/2020/1091. (Approved)

3/2020/1091:
Proposed redevelopment of site for 30 no. holiday chalets, conversion of existing holiday house and adjacent barn to a 20 person holiday let. Extension of existing cafe, construction of reception building with managers flat, alteration to existing garden centre to form a farm shop and plant display area. Creation of car parking, landscaping and associated works. (Refused)

3/2016/0088:
Alterations to existing garden centre including enclosing existing storage area, re-cladding existing building and a link extension (Approved)

3/2003/0409:
Construction of visitor centre comprising shop, cafe, meeting room and associated facilities (Approved)

3/1997/0711:
Convert & extend existing barn to form meeting, education & display facilities including catering & administration. Change of use of land to form retail plant nursery & office accommodation. (Approved)

3/1994/0002:
Change of use of part of existing barn to form office. Formation of new driveway. Erection of 2 no. Polythene horticultural tunnels (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site comprises a garden centre & cafe complex situated on the Northern extents of Bolton-by-Bowland. The site is dominated by a building on an L-shaped footprint which was formerly a plant display area and café, and has been altered and re-built in part to accommodate a reception area, lounge / bar area, kitchen, restaurant, farm shop and WCs. A single storey building comprising a fridge, freezer, food preparation area, store room and plant room adjoins to the rear North-western elevation of the building’s kitchen component. The northern and eastern elevation of the building adjoins an outdoor patio area comprising a restaurant seating and play area, as well as an outdoor garden display area for plants. A raised outdoor patio area enclosed by a glass balustrade abuts the South-western elevation of the building facing onto the car-park. Access to the application site is off Settle Road with numerous vehicle parking spaces sited to the South of the L-shaped building. Access into the building is via an accessible ramp or via stone steps from the car park. To the east of the application site but part of the garden centre complex lies a storage area/reclamation yard, which has planning permission for garden centre polytunnels. A holiday let property lies to the west of the application site, and some holiday lodges are under construction to the south. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Retrospective planning consent was granted for the retention of the above referenced commercial complex under planning application 3/2023/0775. The unauthorised works approved for retention were as follows:

· Extension and alteration to existing building to accommodate farm shop, reception area and WCs on the east-west wing and lounge bar, restaurant, servery incorporating open kitchen area on the north-south wing 

· Construction of single storey building comprising fridge, freezer, food preparation area, store room and plant room to rear North-western elevation of building’s kitchen component

· Creation of outdoor patio for restaurant and display area for plants

· Creation of ramped access / raised outdoor patio area to South-western elevation of building

· Creation of vehicle parking spaces, refuse storage area and internal landscaping

· Closure of former vehicle access from Settle Road and creation of new vehicle access approximately 30 metres to South 

Condition 8 imposed on planning application 3/2023/0775 reads as follows:

Within three months of the date of this permission, the footway and verge shall be reinstated to full kerb height where any vehicle crossovers are redundant, in accordance with the approved plans and the Lancashire County Council Specification for Construction of Estate Roads, and shall be retained in that form thereafter for the lifetime of the development. 

Reason: To maintain the proper construction of the highway and in the interest of pedestrian safety.

The above condition was imposed to ensure closure of the original access into the application site. The former access to the site was originally to be retained for use as a layby for refuse collection vehicles however the response received from LCC Highways in relation to application 3/2023/0775 stated preference for closure of the former access and for refuse collection to instead be undertaken within the confines of the application site in order to allow refuse vehicles to exit the site onto Settle Road in forward gear for the purposes of accessing Settle Road in both directions.

The supporting information provided within the current application states that enquiries have since been made with the Council’s Engineering department with respect to the operational routing of refuse wagons visiting the site which in turn has yielded information to justify retention of the existing refuse layby. As such, consent is sought for the removal of condition 8 imposed on planning consent 3/2023/0775 as part of this S73 application. 


	Highways and Parking:

As conveyed above, the condition subject to this application was imposed in order to direct refuse collection to within the confines of the application site in order to allow refuse vehicles to exit the application site onto Settle Road in forward gear for the purposes of accessing Settle Road in both Northbound and Southbound directions. 

Notwithstanding this, the application’s supporting information states that enquiries have since been made with the Council’s Engineering department with respect to the operational routing of the refuse wagon serving the application site, with RVBC Engineering identifying additional refuse stops beyond the application site to the North towards Wigglesworth. The application’s supporting information further states that the operational routing of the refuse wagon would in turn allow for the wagon to egress from the existing refuse layby in the same Northwards direction upon each visit to the application site, thus removing the requirement for refuse collection to be undertaken within the application site and close up the existing layby as required by the aforementioned imposed condition.

The above assertions have been verified with the head of RVBC Engineering who has confirmed the presence of additional refuse stops beyond the application site to the North towards Wigglesworth on the operational route of the refuse wagon serving the application site. In addition, a scaled drawing of the existing refuse layby has been provided at the request of RVBC Engineering who having reviewed the submitted drawing, have confirmed the proportions of the refuse layby to be acceptable for accommodating a refuse wagon. Furthermore, the aforementioned refuse layby drawing has been subject to review from LCC Highways who have raised no issues with respect to the layout of the refuse collection area on the basis of the comments received from RVBC Engineering. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed removal of condition 8 imposed on original planning consent 3/2023/0775 is considered to be acceptable on the basis that retention of the site’s existing refuse layby would provide safe access and egress for refuse wagons serving the application site, with no requirement for refuse wagons to turn around within the confines of the application site as previously requested by the Local Highways Authority.

Furthermore, there are no material changes since the previous consent as such the principle of development along with other matters such as design / visual impact, highways and ecology remains acceptable subject to conditions. 

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 the application be approved.
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