Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0480/P

	Development Proposed:
	Proposed change of use of existing workshop to 2 no. dwellings and detached garage (Re-submission of 3/2010/0136/P) at Roadside Farm, Preston Road, Longridge, PR3 3BL.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

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

United Utilities - Provided suitable conditions are added to any decision notice, United Utilities have no objection.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

Policy EMP11 – Loss of Employment Land.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

PPS3 – Housing (June 2010)



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

	The application site is to the north of Preston Road heading out of Longridge, on the edge of the Borough boundary with Preston City Council. It lies within land designated as open countryside by the Ribble Valley Districtwide Local Plan. The site was most recently used by a local joiner who made various timber products within the existing buildings, however consent was granted in 2008 for the conversion, alteration and extension of the building for use as rural offices, with permission also being granted for a new build workshop building on the same site. This permission is extant. The site has been subject to a number of other proposals in the past two years for conversion of the buildings to residential accommodation, however the Applicant has withdrawn these applications prior to formal decisions being made by the Council. Planning permission is now sought to convert the existing stone built barn and outbuildings into two residential properties and the erection of a detached double garage. The existing vehicular entrance to the site has been created in accordance with Condition no’s 11 and 12 of planning permission 3/2008/0380/P.

With regards to the principle of the development, this is a scheme for the conversion of an existing building into two new residential units on the outskirts of Longridge. Therefore Policies G5, H2, H15, H16 and H17 are considered important, as well as ensuring the scheme complies with Policy EMP11, due to the loss of the existing employment use approved and extant on site. PPS3 Housing (June 2010) is also a material consideration when determining applications for housing.

When assessing the proposal against Policy G5 of the Local Plan, it considers that “small scale uses appropriate to a rural area which conform to the policies of the plan” are acceptable. On this basis, I consider that providing the proposal complies with the relevant Policies relating to building conversions, I would be satisfied that the principle of housing development on this site is in accordance with plan policy.

Policy H2 considers the appropriateness of residential development in the open countryside noting “residential development will be limited to the appropriate conversion of buildings to dwellings, providing they are suitably located and their form, bulk and general design are in keeping with their surroundings”. Given the sites location adjacent to other residential properties and opposite the White Bull Hotel, and that its general form and design is traditional for the area, I consider the scheme to fully comply with this Policy.

Policy H15 considers the location of the building noting that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, and that proposals must ensure that “there would be no materially damaging effect on the landscape qualities of the area”. 

Policy H16 considers the conversion aspects of the building in question 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”,

· “the building is of sufficient size to provide for minimal living accommodation without the need for further extensions which would harm the character or appearance of the building”, and

· “that the character of the building and its material are appropriate to its surroundings and the building is worthy of retention because of its intrinsic interest or potential or its contribution to its setting”.

The building itself has been partially converted and altered already in line with the approved scheme 3/2008/0380/P, which included the removal of its two roofs and its replacement with a single apex. The Agent has submitted a conversion assessment that indicates the work involved to complete the works proposed. Aside from these works already carried out, the only other alterations proposed are a slight increase in the roof pitch of the lean-to roof on the southern facing elevation of the building, and the insertion of two additional windows in the eastern facing elevation (that faces the adjacent property Old Chapel House). The scheme also includes a detached double garage to the rear of the site on the footprint of existing storage buildings on site. Given the prominent roadside location of the building, the proposed conversion has been kept as sympathetic as possible due to the minimal no. of additional openings proposed, the use of the new wall and roadside boundary hedge (approved and constructed in accordance with planning application 3/2008/0480/P) and the location of the garage to the rear of the site, set away from the original building. On this basis, I consider the scheme to consider fully comply with this Policy.

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, to ensure the scheme has a high standard of design and will have minimal impact on the character of the building. As noted above, given the minimal no. of new openings and the re-use of the existing openings within the building, I consider the scheme to fully comply with this Policy.

Despite the building being laid vacant for a number of years, given the scheme involves the loss of an office 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 benefits to the adjacent property, as use of the site for residential use would significantly reduce the vehicular traffic visiting the site. In addition, the Applicant has provided details of the marketing of the site for offices over the past 18 months, including those interested parties, however there has been no firm interest in offices on this particular site and they do not see an appropriate, marketable business use on this site, with the conversion of it to residential units an ideal solution for this vacant building.

With regards to access to the site, parking and other highway issues, the LCC Traffic and Development Engineer notes that whilst the proposed sightlines are sub-standard, he recognises that this arrangement represents a very significant improvement on previous conditions. The Speed Limit is to be reduced from 50mph to 40mph past the access as part of a Local Safety Scheme and this will bring it into line with standards. In view of this, there are no objections to this proposal on road safety grounds.

As such, bearing in mind the above, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various








