Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0773/P

	Development Proposed:
	Change of use of vacant workshop to dwelling at The Workshop, Chapel Brow, Longridge, Lancashire, PR3 2YD.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No observations or comments have been received within the statutory 21-day consultation period.

Countryside Officer – No objections subject to appropriate conditions regarding timescale of building works and methods to prevent loss of bat habitats.

Environmental Health Officer – No objections to the proposal, subject to condition regarding further additional work and survey.



	CONSULTATIONS: Additional Consultees.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy H10 - Residential Extensions.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

Policy EMP11 – Loss of Employment Land.

Policy SPG – “Extensions and Alterations to Dwellings”.

Interim SPG Housing.

Policy L4 of the Regional Spatial Strategy.



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

	This application seeks permission for the conversion of a redundant workshop, into one two-bedroomed residential property. The site lies within the settlement boundary of Longridge and within the recently confirmed St Lawrence’s Church Conservation Area, indeed it has been identified as a Building of Townscape Merit within the Conservation Area Appraisal.

The main issues with the proposal are the principle of residential development at this location, design issues regarding the conversion of the building and the loss of a building/workshop for business/employment use within the Borough.

With regards to the principle of the development, the Council has been operating a policy of housing restraint in recent times given the oversupply of housing the borough had when measured against the target set in Policy 12 of the Joint Lancashire Structure Plan 2001 – 2016, which has now been superseded by the Regional Spatial Strategy. As a result, and in accordance with Policy L4 of the RSS, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for one new residential unit within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore, I am satisfied the principle of development is in accordance with plan policy.

The Agent notes that Chapel Brow workshop appears to date from the mid to late 19th C and was possibly constructed as a dwelling; probably for the Water Works staff associated with the adjacent Alston New Reservoir which was constructed about the same time. It has in recent years been used as a workshop by United Utilities for water works activities, and is capable of re-use as a workshop or any other use within B1 Use Class without the need for PP. However, the Agent considers that as it was built for a specific purpose and this purpose is no longer required, a new use must be found. Given that the building has been disused for a number of years now, and that its requirement for use by United Utilities has now been made redundant, it is considered that the conversion of the building into a residential property is in accordance with other Polices within the Local Plan, and as such will satisfy the requirements of Policy EMP11.

Finally, with regards to the various external and internal alterations to the building, the conversion intends to create a kitchen/dining room, lounge, W.C. and utility room at ground floor level, and two bedrooms and a bathroom at first floor, with a minimal amount of new openings within the fabric of the building, indeed the scheme only requires the insertion of two new windows and two velux windows. The roofs of the buildings require replacement with slate tiles, and the windows and doors to be inserted will be timber. As such, bearing in mind the minimal number of additional openings, and that those proposed are of a size and style to match the existing openings, it is considered that the conversion scheme complies with the relevant Policies as it has been sympathetically designed and will have no significant visual effect on the area or the character of the existing building nor will it have a detrimental impact on the amenity of nearby residential properties.

The LCC Highways Officer has provided no comments on the scheme however it is considered that the applicant has provided sufficient on-site parking, and as such there are no concerns from a highways point of view.

As such it is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact on the character of the building itself or on the surrounding area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15/10/2008














