Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0062

	Development Proposed:
	Application for the removal of condition no. 3 of planning consent 3/2007/1121P, to allow the unit to be used as a permanent residential dwelling at Arbour Cottage, Longridge Road, Thornley-with-Wheatley.

	CONSULTATIONS: Parish/Town Council

	No observations have been received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Forward Planning (RVBC) – The removal of the condition complies with policy ENV1 and H6 of the Districtwide Local Plan and with paragraph 71 and 62 of PPS3.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H6 – Removal of Occupancy Conditions

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H23 - Removal of Holiday Let Conditions.

PPS3 - Housing

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

	Arbour Farm is located to the west of Longridge Fell on the southeast side of Longridge Road off Hesketh Lane within a designated Area of Outstanding Natural Beauty. The original farmstead comprised of a range of agricultural buildings, three of which have been converted to dwellings as detailed in approved application 3/2003/0864, with one restricting its occupancy as per the condition below:

‘The occupation of the dwelling shown as unit 1 shall be limited to a person solely or mainly employed, or last employed, in the locality in agriculture as defined in Section 336(1) of the Town and Country Planning Act 1990 or in forestry, or a dependent of such a person to reside with him or her or widower of such a person, or as a holiday let limiting the period of occupation to three months to any single person or group of persons in a calendar year’.

The reason for the condition being that the site is within an area where residential development for purposes other than the essential requirements of agriculture, or forestry, is not normally permitted.

A number of amendments have been made to the building conversions since the above approval (the last being 3/2007/1121) in which the above condition has been retained.

This application seeks permission for the above condition to be removed due to the unsuccessful sale of the property. The submitted Marketing Report details the steps that have been taken to sell the property with the restriction in place, together with the period in which it has been marketed.

The application is to be considered similar to that of a barn conversion to a residential dwelling. As such the main consideration in the determination of this application is as to whether a residential dwelling within this locality would be considered acceptable in principle, in accordance with Policy H6 and H23 of the Ribble Valley Districtwide Local Plan, which specifically relates to the removal of holiday let and occupancy conditions and in accordance with the detailed design policies of conversions in the Local Plan.

Policy H6 states that a request to remove an occupancy condition will be permitted where it can be demonstrated that the essential need no longer applies, and reasonable attempts have been made to dispose of the dwelling for occupation in compliance with the original condition. With regards to the latter requirement this has been demonstrated as per submitted information as discussed above, and I am also satisfied that the essential need no longer applies.  Policy H23 relating to the removal of holiday let conditions states that a decision should conform to the normal development control policies. The Council no longer has an oversupply of housing and in consideration that other buildings within the site have been converted to residential properties a precedent has been set and the building will not be isolated, thus the principle of development is considered to be in accordance with local and national policy. A view, which has been supported by the Forward Planning section as per their consultation response, dated the 14th of February.

Policies H15, H16 and H17 of the Districtwide Local Plan relate to the conversion of barns and other buildings to dwellings, in particular location and detailed design. The proposal seeks permission for the removal of the occupancy condition only with no external works proposed, therefore any impact upon the amenity of neighbouring residents and visual impact upon this area of Area of Outstanding Natural Beauty will be minimal and thus in compliance with Policy ENV1 and G1 of the Districtwide Local Plan.

To ensure that the character of the original building is retained and for the authority to have some control over future extensions and alterations I consider that an appropriate condition is placed on the decision notice removing permitted development rights.

I therefore consider that the application is in accordance with both local and national policies and thus recommend approval of the application.



	SUMMARY OF REASONS FOR APPROVAL:

	The requested deletion of the condition is in accordance with the presently applicable policies and would not result in any seriously detrimental effect upon visual amenity or the amenities of any nearby residents.

	RECOMMENDATION: That permission be granted for the removal of condition number 3 of planning permission 3/2007/1121 to allow Arbour Cottage to be used as a permanent residential dwelling.


DATE INSPECTED: 01/03/2011














