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1
PURPOSE

1.1
To seek Member agreement to the undertaking of enforcement action in respect of unauthorised replacement building connected with a plant hire business at Tithe Barn Yard, Church Street, Slaidburn.

1.2
Relevance to the Council’s ambitions and priorities

· Council Ambitions – To protect and enhance the existing environment quality of our area.

· Community Objectives – The Ribble Valley Sustainable Community Strategy 2007/2013 has three relevant strategic objectives.  Firstly to maintain, protect and enhance all natural and built features that contribute to the quality of the environment.  Next to ensure that the design of the building respect local character and enhances local distinctiveness.  Finally to sustainably manage and protect   industrial and historical sites.

· Corporate Priorities - Objective 3.3 of the Corporate Plan permits the Council to maintain and improve the environmental quality of the Borough.  Objective 3.8 permits the Council to conserve and enhance the local distinctiveness and character of our towns, villages, countryside and when considering development proposals.

· Other Considerations – None.

2
BACKGROUND / ISSUES

2.1
In 2008 the Council has concerns regarding the derelict nature of an old Nissen hut building located at Tithe Barn Yard, Church Street, Slaidburn.  As a result the building was removed and subsequently a replacement building of similar proportions was erected.  

2.2
The replacement building, although of a similar size, resulted in a further complaint.  Upon subsequent investigation it was clear that the replacement building required planning permission and any previous consent or deemed consent was lost by removal of the former building.

2.3
Since the initial complaint there have been subsequent complaints regarding the unsightly nature of the building.  Following the complaints the Building and Development Control Manager had met the applicant and discussed at length the issues and requested details from the applicant as to his intentions. A further meeting on  29 May 2009 took place with the owner and a planning consultant to see if a solution regarding an appropriately designed building could be achieved.  A timescale was given for a planning application to be submitted with some design changes.  However, no commitment was given as to whether the scheme would be acceptable but the Building and Development Manager indicated that as there are various complicated issues any such report would be taken to the Planning and Development Committee.

2.4
The timescale given to submit an application has expired and, furthermore, a request from the applicant’s agent was made for further delays to submit a comprehensive redevelopment scheme to ascertain if housing would be suitable for the site.  The Building and Development Control Manager indicated that this should be a separate scheme and that in view of the delay an enforcement report regarding the unauthorised building would be prepared.  

2.5
The main issues here relate to whether or not the building which is a modern, purpose built, metal cladded industrial type building is suitable in the Slaidburn Conservation Area.  A photograph of the building and the previous building is attached to this report and referred to in Appendix A.  It is clear that in all normal circumstances a building of this nature would be inappropriate in such a location and result in the detriment of the visual amenities of the area both the Conservation Area and the Area of Outstanding Natural Beauty.  

2.6
Members will be aware that the Council adopted Slaidburn Conservation Area in April 2007 and this site is located within such an area and also within the Forest of Bowland Area of Outstanding Natural Beauty.

2.7
Although the building has a limited visual impact it can be seen from various vantage points some of which are long distance  views.  It is evident that the design is inappropriate in such a location and, as such, would be a harmful impact to the visual amenity and affect the setting of the Slaidburn Conservation Area.

2.8
Members may wish to have regard to the fact that there was an existing building of a similar size in this location which was in a dilapidated condition.  The previous building was used for the storage of plant and machinery connected with the existing business.  The replacement building which has been partly painted black rather than the silver metal colour continues to serve such a purpose.  It is also correct that should the building be removed this may lead to the storage of plant and machinery in the open yard area which could lead to a greater impact on residential amenity as well as the visual impact.

2.9
I am aware the circumstances but it is my conclusion that the building is inappropriate in its current form.  It is debateable whether a revised front elevation with timber cladding as well as the painting of the roof and walls in a more appropriate colour would reduce the impact of the building to an acceptable level.  However, no application has been submitted for the Council to consider and it is for this reason I recommend it is appropriate to take enforcement action.  However, in view of the established nature of the business and the need to find a more suitable building or location, I consider a reasonable timescale of twelve months be given for the building to be demolished and removed from the site.

3
RISK ASSESSMENT

3.1
The approval of this report may have the following implications

· Resources – Enforcement action is often a protracted process which will result in demands of the enforcement and legal.

· Technical, Environmental and Legal – most of the aspects relate to the Council’s planning and enforcement responsibilities.

· Political – None.

· Reputation – The Council needs to ensure that its role in relation to enforcement and is recognised but needs to also ensure that it delivers a balanced approach recognising environmental objectives and economic issues.  

5
RECOMMENDED THAT COMMITTEE
5.1
 Authorise the Director of Development Services to proceed with enforcement action but give a period of compliance of 18 months for the removal of the building.

5.2
Authorise the Director of Development Services to continue to invite the applicants to see if a design solution can be achieved to minimise the visual impact on the understanding that this would not prejudice the eventual determination of any subsequent planning application.

DIRECTOR OF DEVELOPMENT SERVICES 

For further information please ask for John Macholc
, extension 4502
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