Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0480/P

	Development Proposed:
	Change of use from workshop/office to residential to create 2 no dwellings at workshop/office building Roadside Farm, Preston Road, Alston

	CONSULTATIONS: Parish/Town Council

	Town Council - No objection to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection in principle to the application on highway safety grounds subject to a condition requiring the first 5m of the access into the site being given an appropriate hard surface in order to prevent loose material from being carried out onto the public highway and thus causing a potential source of danger to other road users.

Environment Agency – No objections to the application but recommends the imposition of a condition requiring the submission for approval and subsequent implementation of a scheme relating to the disposal of foul and surface water.



	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who expresses support for the application.  The reasons for this support are summarised as follows:

1.
Residential occupation of the building would be more compatible to the adjacent existing residential properties.

2.
The traffic flow from two dwellings would be less than that from the commercial use of the building to the improvement of highway safety at the access onto the busy Preston Road.

3.
The occupiers of dwellings would be more likely to properly maintain the curtilage areas, driveways etc than would be the case if the building was used for commercial purposes.

4.
Security in the area would be improved by the 24 hour a day residential occupation of the building.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H12 – Curtilage Extensions.

Policy ENV3 - Development in Open Countryside.

Policy EMP11 - Loss of Employment Land.

National Planning Policy Framework (NPPF).

PTO

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

	Roadside Farm is located off Preston Road within an area designated as open countryside approximately 0.5 miles south of the main settlement of Longridge within a general area of sporadic development comprising both commercial and residential buildings.

There is a former barn, located close to the western side of Preston Road.  Planning permission was granted in 2008 (3/2008/0380/P) for the conversion of that building to a workshop/office use and for the erection of a detached single storey building in a position further away from the road that was to be used for the same commercial purposes.  Planning permission was subsequently granted for the original barn to be converted into two dwellings rather than converted for workshop/office use.  That planning permission (3/2010/0480/P) has been implemented and the dwellings are now both occupied.

The additional building approved by 3/2008/0380/P has also been built, but it was not built in accordance with the approved plans.  This matter has been regularised by a recent permission for the retention of that new building “as-built” with its use to remain as workshop/offices as originally approved (3/2012/0131/P).

The two barn conversion dwellings and the new detached office/workshop building are all accessed via the same entrance and driveway off Preston Road.

This current application now seeks permission for the conversion of the new building to form two dwellings.

A marketing assessment has been submitted with the application as required by saved Local Plan Policy EMP11. This assessment details the marketing of the building for its approved commercial use since March 2009.  This marketing includes the usual estate agents boards etc and the appearance of the property on numerous websites including Rightmove and Zoopla.  The property was originally marketed “off-plan” before it was built and, since its construction, it has continued to be marketed as a “shell” allowing any purchaser to fit out the interior to their own requirements.  The estate agents claim, however, that neither process has resulted in a sale and they state that they never entered into negotiations with any prospective purchaser. It is stated that, overall, there were 10 expressions of interest but none of these were followed up.  The estate agents consider that the receipt of basically no interest in the property at the asking price of £300,000 (which they consider to basically represent a cost price) really denotes that the market is not there for this property as a commercial concern.

A Design and Access Statement has also been submitted with the application.  This outlines the sustainability requirements of NPPF.  Specific reference is made to paragraph 22 which states that planning policies should avoid the long-term protection of sites allocated for employment use where there is no reasonable prospect of a site being used for that purpose.  It is stated within the paragraph that, where there is no reasonable prospect of a site being used for the allocated (or approved) employment use, applications for alternative uses of the land should be treated on their merits having regard to market signals and the relative need for different land uses to support sustainable local communities.

With regards to sustainability, the site is within a group of buildings on both sides of Preston Road.  To the south, on the same side of the road is the United Utilities Waste Water Treatment Works buildings and reservoir; whilst, to the north, on both sides of the road, there is a farm buildings complex, a public house and numerous dwellings.  The site is only approximately 0.5 mile outside Longridge and is on the Longridge to Preston bus route.

In this location, having taken into account the unsuccessful marketing of the property for business purposes, and within the policy context of NPPF, I consider the proposed use of this building as two dwellings to be acceptable in principle.                            Continued…….

With regards to the appearance of the building, it is proposed that the existing external wall structures will remain virtually untouched with all major walls and openings being utilized in the proposed design layout.  The only alteration relates to the lowering of an existing window cill in order to form the main entrance doorway to one of the dwellings.  The existing workshop doors are to be replaced by traditional timber framed closed panels and solid closed boarded traditional style timber doors.  All materials used to convert the building and any other alterations will match the existing.

Subject to appropriate boundary treatment (to be covered by an appropriate condition) I consider the proposed residential curtilages to be of appropriate size.  The proposed parking provision is also acceptable, as is the proposed use of the existing access (subject to the surfacing condition recommended by the County Surveyor).

The documents submitted in support of the application indicate that foul water is to conveyed to a septic tank, but no further details regarding the ultimate point of discharge have been provided. The Environment Agency has no objections to the use of a septic tank subject to a condition requiring the submission for approval of precise and comprehensive details of the scheme for the disposal of foul and surface water; and that the scheme is implemented in accordance with the approved details.

The Environment Agency also recommended a condition to require the carrying out of a ground contamination survey.  This, however, was on the Environment Agency’s (mistaken) understanding that the building had previously been used for industrial purposes.  As the building has not yet been used for any purpose, such a condition is unnecessary.

With regards to the amenities of nearby residents, I agree with the comment made in the letter of support from a nearby resident that the residential use of the building would be more compatible than a commercial use.

Overall, subject to appropriate conditions, I can see no sustainable objections to this application.

 

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no significant detrimental impact on nearby residential amenity, highway safety or visual amenity.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 JUNE 2012














