
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2008/1007/P

	Development Proposed:
	Change of use from storage to flat (Re-submission) at Greendale Mill, Grindleton, Clitheroe, Lancashire, BB7 4QR.



	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Forward Planning (RVBC) – The comments set out below, which relate to application 3/2008/0695 remain valid for the re-submission and no additional comments have been made.

The site of Greendale Mill falls outside of the settlement boundary as set out in the adopted Districtwide Local Plan and therefore into land designated by policy ENV1. This designates the land as AONB. Although this policy does not totally prevent new development in the AONB, providing it is of an appropriate scale and design etc, the policy does stipulate that the proposals main consideration will be the protection, conservation and enhancement of the natural environment.  It is considered however that this is not the main consideration in the proposals set out for Greendale Mill. In addition to this, the site is also covered by policy G5 which means that in terms of residential development, the site will only be considered for development if it is for local needs housing (also referred to as affordable housing). It is not considered however that the proposals meet the necessary criteria to be deemed affordable housing (as set out in policy H20 of the Districtwide Local Plan).

Although the proposals set out that security levels would be improved and the residential unit would be linked to the business element already operating at the Mill, this does not satisfy the relevant adopted Districtwide Local Plan policies and therefore the proposals are not acceptable in principle. 

Environment Directorate (County Surveyor) – No highways comment.


	CONSULTATIONS: Additional Representations

	Four letters have been received from nearby neighbours who have raised the following objections;

1. The access lane is an extremely narrow unadopted single lane road in a very bad state of repair with no possible passing places,

2. The greater use of the lane will be an issue for the vehicle and pedestrian safety,

3. The access onto Grindleton Brow is a dangerous blind corner and any extra traffic would pose a serious safety risk,

4. The facilities in Grindleton do not warrant anymore housing development as there are no shops and a poor bus service,

5. If permission is granted for a so called ‘caretakers flat’ it is only the way to obtaining planning permission for a housing development at a later date,

6. Access and road issues will not support additional residential developments at the site,

7. The road is unadopted and further wear and tear is at a great cost to residents,

8. Could lead to further residential development on the site,

9. Restricted access for emergency vehicles, and

10. Devaluation of property.

 

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H20 – Affordable Housing – Villages and Countryside.

Policy H21 – Affordable Housing – Information Needed.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Interim Supplementary Planning Guidance – Housing



	POLICY REASONS FOR REFUSAL:

	Does not conform with the Interim SPG Housing or Policies G5, H20 or H21 of the Districtwide Local Plan – insufficient justification for need for a dwelling in conjunction with an existing business use.



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

	Planning permission was granted in 2007 for the conversion of Greendale Mill for use as a Personal Storage Facility. It was noted at that time that it would only attract a very limited number of large commercial vehicles to the site with the main vehicles using the site being medium to small, as it will mainly be used for long/short term domestic storage. The buildings on site were considered to be of a sufficient size and condition to be suitable for the proposal, and bearing in mind its sunken location and natural foliage screening the site, it was considered that there would be no increase in the visual impact on the A.O.N.B.

The proposal in question is a re-submission of a previously refused application for the same development, however this scheme proposed includes a more substantial justification and an example legal agreement in order for the proposed residential unit (if approved) to be maintained as an affordable unit and to be tied to the existing commercial use at the site. The previous scheme was refused on the basis that there was insufficient justification for the need for a dwelling in conjunction with an existing business use at the site, contrary to Policy G5 of the Local Plan.

The application site lies outside the settlement boundary of Grindleton, as defined by the Ribble Valley Districtwide Local Plan, and within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to impact on the Forest of Bowland A.O.N.B. with reference to Policy ENV1, the proposed alterations to the Mill in order to create the flat itself are not considered to have a significant impact on the character of the building or on the visual amenity of the area, and as such are considered acceptable.

Given the location of the site outside the settlement boundary of Grindleton, we must again assess this proposal in accordance with Policy G5 of the Local Plan. This means that planning consent will only be granted for small scale developments which are either:

· Essential to the local economy or social well being of the area;
· Sites developed for local needs housing (subject to Policy H20); or
· Other small-scale uses appropriate to a rural area, which conform to the policies of the plan.
To clarify, the application again seeks the conversion of the southern corner of Greendale Mill into a self-contained, two bedroom flat, with separate kitchen, bathroom, dining and sitting room facilities. The flat will be at first floor accessed via a stairwell at ground floor where there is also provision for a utility room and a double garage. The information provided as to how the flat is intended to be used has been provided within a letter sent by the applicant and by the Design and Access Statement, and he has also provided an example legal agreement showing that the flat would be maintained as an affordable unit and that it would be tied to the existing commercial use at the site.

The use of the building as a storage facility has now been implemented, and despite the best endeavours of the applicant, the security of the site is not up to the standard that he requires. At present the system in place sends a link to the applicants phones to notify him of any intruders. In some cases, due to problems with current internet link, this can take up to 15 minutes to come through, which means a response can only be made after 30 minutes. Planning permission is therefore sought for the conversion of part of Greendale Mill into a ‘Guardians Flat’ so that there can be someone living at the site on a permanent basis. The applicant notes that this is will provide an instant response and the presence of security at the site would indeed ward off intruders. However, the applicant notes within his letter that he would ‘expect the occupant of the flat to have a normal daytime job, although ideally he would like the occupants to use the office during the day for their own business and act as security during the day as well.’ In addition, he notes that ‘If this was not possible then some other business could perform the same function.’ The applicant has provided minimal details that other methods of security measures have been assessed at the site prior to the current scheme suggested, mentioning only the potential cost of employing a ‘night watchman’ on site.

Bearing in mind the above justification for the proposed residential unit on site, it is clear that the occupier of the flat that the applicant has in mind is clearly not to be entirely required for the proposed business at the site as he notes that whoever occupies it may not be available during the day and that if this is the case then ‘some other business could perform the same function.’ In addition, although the applicant notes that the proposal set out would improve security levels and that the residential unit would be an ‘affordable unit’ linked to the business element already operating at the Mill, this does not satisfy the relevant adopted Districtwide Local Plan policies, especially in terms of residential development at the site, as the proposal does not meet the necessary criteria to be deemed affordable housing (as set out in policy H20 of the Districtwide Local Plan). Therefore the proposals are not acceptable in principle.

To conclude, the proposed conversion of part of the Mill to form a separate flat/residential unit is clearly contrary to the provisions of Policy G5 of the Local Plan. The applicant has noted that the flat would be occupied by an employee to provided added security at the site for the new business, however I do not consider there to be sufficient justification for the need for a dwelling in conjunction with the existing business use at the site, nor does the proposal meet the necessary criteria to be deemed affordable housing (as set out in policy H20 of the Districtwide Local Plan). As such, it is felt that the proposal does not adequately satisfy the policy tests and should thus be refused.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 17/09/2008





TELEPHONE CLLRS:  YES / NO


DATE:














