Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2006/0974/P

	Development Proposed:
	CHANGE OF USE OF FIRST FLOOR TO PHOTOGRAPHIC GALLERY AND OFFICE AT SPOUT FARM NURSERY, PRESTON ROAD, LONGRIDGE

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No highway observations to make.

Environment Agency – N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the upper floor of the existing building at Spout Farm Nursery on the eastern side of Preston Road in an open countryside location, south of Longridge.  The first floor accommodation is presently unused, having last been used as a restaurant.  The first floor can be accessed by an external staircase independently of the ground floor of the building which is used by the nursery.

The proposed photographic gallery/office use, in my opinion would have less of an effect on all relevant considerations (ie highway safety, residential amenity and the general amenities of the locality) than the previous restaurant use.

There is more than ample parking available for the proposed use and the existing nursery use, and the County Surveyor has not expressed any objections to the proposal.  It is stated on the application forms that only four staff will be employed in association with the proposed use and it is estimated that the number of vehicles visiting the site each day would be only ten.

Overall I can see no objections to the proposed alternative use for this presently vacant first floor accommodation.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22 DECEMBER 2006














