Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0734/P

	Development Proposed:
	Conversion of commercial office and manufacturing space to residential use, domestic extensions, and erection of triple garage with new commercial office space above at Ashwood, Brockhall Village, Old Langho, Blackburn, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – The Parish Council OBJECT to this application as it is felt that it will set a precedent fro the other live/work units and is in breach of the original planning conditions.  The Parish Council OBJECT to this change of use as the original development was passed provided that it included a percentage of employment opportunities and this is the last commercial premise.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No objection in principle to this application on highway safety grounds.



	CONSULTATIONS: Additional Representations

	One letter has been received from nearby neighbours who, whilst they have no objection to the scheme, wish to raise the following points in relation to the building/construction work if approved by RVBC,

1. We would not expect noise pollution in evenings and weekends,

2. Concerns regarding heavy vehicles required for construction purposes, and

3. Child safety, as construction work may cause problems.



	RELEVANT POLICIES:

	Policy G1 - Development Control.
Policy A2 – Brockhall Area Policy.

Policy EMP11 – Loss of Employment Land.

Policy T1 – Development Proposals – Transport Implications.

Policy T7 - Parking Provision.

National Planning Policy Framework.


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

	Planning permission is sought for the change of use/conversion of Ashwood from a commercial office with manufacturing space to a full residential use.  The scheme also includes the erection of domestic extensions to the property and a triple garage with new office space above within the grounds.

Ashwood was originally one of the institutional buildings at the former Brockhall Hospital (founded in 1904), and it is positioned on the northerly edge of Brockhall Village facing open fields to the north.  Apart from this field, it is surrounded by residential properties on all sides.  It is two storey in height and of pre-cast stone with quoins, head and sills, sash windows and a blue slate roof with overhanging eaves.  The building is roughly ‘E’ shaped in its plan form and, with the exception of some of the windows; all the fenestration detail is symmetrical on each elevation.

Ashwood was one of the first buildings to be re-used after hospital closed as planning permission was granted in 1993 for the building to be used as a sports clinic with ancillary offices and residential units.  The applicants business was established on the site for five years before moving the manufacturing element of the business to Altham, retaining the administration and sales elements of the business on site.  The applicant has recently sold the business meaning that the sales and administration elements have now left Ashwood, however the applicant still wishes to work on site from home hence the requirement for a small office space.

Policy EMP11 considers the loss of employment land within the borough and sets out criteria against which applications are considered including environmental benefits gained by the community, the potential economic and social damage caused by job losses and the compatibility of the new use with the surroundings.  Given the location of the site surrounded by residential units, if another company were to continue the B1 light industrial use on site this would undoubtedly cause problems from deliveries from commercial vehicles, an increase in traffic from workers and potential impacts on amenity through the manufacturing process, and as such the loss of this use from this site would be a benefit to the community.  As noted above there is no business on the site now as it has moved its base to a more appropriate site, so there are no concerns with respect to job losses, although the applicant will still offer a new business on site that may attract some employment generation if it succeeds.  On this basis, whilst I am mindful of the objection raised by the Parish Council, I am also mindful of the National Planning Policy Framework (NPPF) that states that at the heart of the NPPF is a presumption in favour of sustainable development which means that for decision making purposes that:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole.
Therefore, given the residential use already exists on site there are no concerns in principle as I do not consider that the loss of the employment use on site would significantly and demonstrably outweigh the benefits of using the building entirely for residential purposes.

With regards to the proposed design of the extensions to the property, the applicant notes that the stone used in the construction of the building is entirely impossible to match due to its composite form and construction.  Given this conundrum and the current layout of the building and its large overhanging roof, it is for this reason that the extensions have been proposed in a more modern, metal clad material with flat, rolled lead roof.  Examples of the cladding have been supplied with the application showing how other similar developments/extensions are completed, and given the commercial nature of the history of the building, I have objection to the proposed use of the materials or the design proposed.

With regards to the proposed triple garage with office space above, it will be constructed in block work with stone quoins, rendered and finished with a slate roof.  It is set some6.6m from the northern boundary of the site and 7.51m from the eastern boundary of the site and will have no windows directly overlooking any garden areas of adjacent properties.  The garage will measure 6.1m in height and will have impact on the amenities of the occupiers of neighbouring properties or visual impact on the area.

The plans submitted the tree survey indicate a preference by the applicant to also remove a number of tree protected by Tree Preservation Orders.  The granting of this planning permission does not permit the removal of the trees as they are not materially affected by the details of the planning permission and therefore any proposed tree works including pruning and/or felling will require a separate tree work application.

On this basis, as the proposal will have an acceptable impact on highway safety, parking and the amenity of nearby residents and businesses, and given that the use proposed is considered acceptable at this location, I recommend this application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given nature would not result in a significant detrimental impact on nearby residential amenity, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27/09/2012








