Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0426/P

	Development Proposed:
	Proposed conversion of a redundant workshop/store to a dwelling on land adjacent to 26 Severn Street, Longridge, Lancashire, PR3 3ND.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer - No objection to the application in principle on highway safety grounds.



	CONSULTATIONS: Additional representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Policy EMP11 – Loss of Employment Land.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

PPS3 – Housing (June 2010)

Longridge Conservation Area Appraisal.



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

	The application seeks permission to convert an existing, redundant workshop/store to a dwelling on land adjacent to 26 Severn Street, Longridge, which lies within the Town Centre of Longridge, and within the Longridge Conservation Area. The scheme will provide a detached, three bedroom dwelling with associated reception rooms and bathrooms over two floors. It also provides parking for two vehicles adjacent to the property. The conversion fully utilises the existing building without the need for further extension, and whilst the conversion makes significant alterations to the existing openings, and adds further additional openings, given the current appearance of the building and its location within the Conservation Area, the question is whether the proposal preserves or enhances this site.

With regards to the principle of the development, 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 housing development on this site is in accordance with plan policy.

Given that the proposal is for a building conversion, it is still considered important to look at the relevant Policies in respect of conversions to ensure the scheme has a high standard of design and will have minimal impact on the character of the building, which is within the Longridge Conservation Area. Further advice is provided within Policies H15, H16 and H17, with Policy H15 noting that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, Policy H16 noting that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and Policy H17 discusses the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition.

On this basis, whilst the scheme proposes significant alterations to the existing openings and further additional window openings, the Council must assess whether or not these would adversely affect the character of the existing building. As the site/building is located close to other residential dwellings and other recently approved residential developments, whilst the building makes some contribution to the character and setting of the Conservation Area, the building is not considered to be of sufficient architectural merit that would make the alterations proposed significantly affect its character for the worse; more so they are considered to have the opposite effect. The proposed alterations are considered sympathetic to the building itself, and will, in my opinion, significantly improve the character and appearance of the building to such an extent that it will enhance this location within the Conservation Area. The scheme sits well within the streetscene, and blends seamlessly into the adjacent site where consent has recently been granted for further residential development. As such, the scheme is considered to be a sympathetic, sustainable and clever conversion, in compliance with the relevant Planning Policies.

Despite the building being laid vacant for a number of years, given the scheme involves the loss of a workshop/storage building, the scheme must also satisfy the provisions of Policy EMP11. Policy EMP11 notes that ‘proposals involving the redevelopment of industrial or employment generating sites will be assessed with regard to the following important criteria;

i) The compatibility of the proposal with other relevant policies in the plan,

ii) The environmental benefits to be gained by the community, and

iii) Any attempts that have been made to secure an alternative employment generating use at the site.

As noted above, the scheme is considered compatible with other relevant plan policies, but In respect of points ii) and iii), the Council notes the following. Having assessed the site, it is clear that there will be significant environmental benefits to the local community as any new use of the site would create a significant increase in noise and vehicular traffic problems to the occupiers of the nearby adjacent housing, given the limited on-site parking and service areas related to the business. The proposed use of the site for housing with designated parking areas will not remove the potential for this un-neighbourly use on site, and also tidy up the run-down site as is at present. In addition, a letter from a local property surveyor has been supplied outlining that they do not see an appropriate, marketable business use on this site, and that the conversion of it to a residential unit appears an ideal solution for this vacant building.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the internal layout of the proposed new dwelling and use of borrowed light from roof lights to habitable rooms at ground floor, there are no issues with regards to overlooking, and I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent dwellings by virtue of the proposed development.

The LCC Traffic and Development Engineer has raised no objection to the application in principle on highway safety grounds, but noted that the originally submitted site plan showed the boundary fencing between No.26 and the neighbouring property extending to the carriageway edge, with no indication that the fencing is less than 1.8m in height. He noted that this would be unacceptable, as it would offer no visibility for either emerging motorists or passing pedestrians. To resolve this issue, the Agent has sent an amended site plan in indicating that the fence panel along this boundary shall be reduced in height from 1.8m to 0.9m, for the first 1.8m of the fence. In doing so, the LCC Highways Officer has no objections to the proposal.

Finally, having discussed the proposal with our Environmental Health Department, whilst they have no objections to this application, it was considered that in view of the potential for contamination on site due to the previous uses undertaken on site, they would recommend that an investigation and assessment be carried out prior to any work being undertaken. This can be dealt with a suitable planning condition.

Therefore, by virtue of the above, I consider the scheme to comply with the relevant policies, and as such the application 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/06/2010














