Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0951/P

	Development Proposed:
	Application for the removal of condition no. 11 (occupancy period) of planning consent 3/2006/0273/P to allow the building to be used as permanent residential accommodation at The Barn, Preston Road, Alston, Preston, Lancashire, PR3 3BL.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Principal Engineer (Traffic and Development) – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy H2 – Dwellings in the Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversion – Building to be converted.

Policy H17 – Building Conversions – Design Matters.

Policy ENV3 – Development within the Open Countryside.

PPS3 – Housing.



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

	The site is located on the outskirts of Longridge, and therefore outside the settlement boundary within open countryside. Permission was granted in 2006 to convert the building in question into a holiday cottage, and its occupancy was restricted by Condition no. 11 which states ‘The unit of accommodation shall not be let to or occupied by anyone person or group of persons for a continuous period of longer than 3 months in anyone year and in any event shall not be used as permanent accommodation.’
Whilst the building itself has not yet been completed, a material start has been made on the application 3/2006/0273/P, legally agreed by the Planning Department following the submission of a Certificate of Lawfulness Application (3/2011/0721/P). The application sought a legal determination to formalise that that a material start has been made within the three-year time condition imposed on planning consent 3/2006/0273/P. Condition’s 9 and 10 of this approved application relate to alterations to the existing vehicular access to the site that were required to ensure a safe and suitable access with a more adequate visibility splay. The Applicant had previously submitted a letter to the Borough Council with details of the above works being carried out and completed at the above address in February 2009, a copy of which was sent in with the application. A response was sent back to them on the 4th of March 2009 from the Department indicated confirmation that on the basis of the information provided, they were satisfied that a start had been made on the development within the prescribed timescale in accordance with Part 3, Section 56, Subsection 4, Paragraphs (b) and (c) of the Town and Country Planning Act 1990.
Now that the Council is in a situation where a five year housing land supply cannot be identified, residential development should be favourably considered taking account of the requirements of PPS3: Housing and the relevant saved policies of the Local Plan. In practice, what we presently have is an established built development with a restricted class of residential use. In many ways, there is little difference between this being a form of conversion, and the proposal can be treated as tantamount to a conversion.

Indeed when considering the proposal against the saved policies of the Local Plan, given that this is essentially a scheme for one new residential unit within the open countryside, Policy H2 of the Local Plan allows for the appropriate conversion of buildings to dwellings, provided they are suitably located and their form, bulk and general design are in keeping with the surroundings. In addition, Policies H15, H16 and H17 of the Districtwide Local Plan all support the conversion of appropriate buildings to dwellings, subject to no unacceptable harm to conservation interests. 

Whilst the works on the building in question have not been carried out, they have been approved and remain part of an extant permission, therefore as the proposal seeks permission for the removal of the Condition only, there is no impact on the character or setting of the building, and as such the principle of allowing an unrestricted residential use at this property is therefore considered acceptable in accordance with the relevant Policies. I recommend the removal of the Condition in question.



	SUMMARY OF REASONS FOR APPROVAL:

	The requested removal of the condition is in accordance with the presently applicable policies and would not result in any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That Condition no. 11 of 3/2006/0273/P be removed.


DATE INSPECTED: 01/12/2011








