Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/1008/P

	Development Proposed:
	Proposed demolition of outbuilding to make way for office building and car parking including improvements to entrance and provision of passing place on farm track at Hill Top Farm, Forty Acre Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal subject to the imposition of conditions concerning the satisfactory completion of the proposed improvements to the existing access.

United Utilities – No objections to the proposed development.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Core Strategy 2008-2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework



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

	Hill Top Farm is located at the end of a long access track off the northern side of Forty Acre Lane.  It is just outside the boundary of the Area of Outstanding Natural Beauty.  The main house is a detached property that was formerly a farmhouse and barn.  It was altered and extended in the early 1960s and now has a rendered painted external finish with stone quoins and a blue slate roof.  Within the garden area are a number of domestic outbuildings including a two storey stone building and a timber garage.  

Permission was granted under reference 3/2009/0568/P for the conversion and extension of the stone outbuilding to form a residential annex.  That permission has subsequently been renewed under reference 3/2012/0527/P but no works in respect of its implementation have been carried out.

The property is now in different ownership.  Permission is now sought to demolish the stone outbuilding (which could be carried out without the need for planning permission) and also the wooden garage in order to erect a detached single storey office building that would be used in connection with the new owner’s business. 

The proposed building would be approximately 13.4m x 6.5m with an eaves height of 2.5m and a ridge height of 4.3m.  It would be constructed with random rubble stone walls with reclaimed quoins to all corners and reclaimed stone window surrounds.  The roof would be reclaimed natural slates.  The accommodation within the building would comprise an office, training room, store room, small kitchen/brew room and a WC/wash room.

The proposal also involves alterations to the existing access on to Forty Acre Lane and the provision of a passing place on the access driveway.  Three parking spaces (including one disabled space) would be provided in front of the proposed building.  The existing driveways and garage for the dwelling are such that more vehicles could be parked in a safe manner.

The building is to be used in association with the business of the owners/occupiers of the dwelling.  The remainder of this paragraph will comprise details of the business and the requirement for the proposed building as contained in the Design and Access Statement submitted with the application.  Formed in 2010, Strobe Solutions Ltd are sole UK and Eire agents for the complete range of Tetratab secure rugged mobile data computers and in-vehicle computer accessories.  The company specialises in secure rugged mobile information solutions for police, fire and ambulance, public safety organisations and other mission critical mobile data users such as logistics, airports and utilities.  For the first two years of development, the directors of the company worked from a single room home office situated within their main dwellinghouse and hosted small meetings in a converted dining room.  The company has now outgrown this particular method of working, hence the need for the building proposed in this application. The company has premises in Wooten Bassett dealing with technical design, engineering and product development and premises in Portugal dealing with hardware manufacture, certifications, packaging and shipping.  It is explained that, whilst the company is expected to grow its customer base and sales statistics over the coming years, the main impact of this would be upon the premises in Wooten Bassett and Portugal.  Should there be a need to take on extra sales staff, they would likely be in positions based geographically in north and south of the UK and would have a minimum impact on the requirements of the office proposed in this application.  

In relation to general planning considerations, it is considered that the proposed building is well designed and of appropriate materials such that it would not have any seriously detrimental effects upon the appearance of the locality (the site being just outside the AONB).  It will, in many respects, be similar to the previously approved residential annex building.  The County Surveyor has not expressed any objections on highway safety grounds; and there are no nearby residential properties that are close enough to be in any way adversely affected by this proposed building.

I also consider that, by supporting a local business in a way that cuts out the need of its directors to travel to work, the proposal complies with the general sustainability requirements and support for a prosperous rural economy as comprised in NPPF.  

It is however considered necessary to restrict the use of the building to matters associated with the business of the occupiers of the dwelling only; as the use of an office building of this type in association with any other business (which involved persons having to travel to the site on a daily basis) would not be so sustainable and would be in appropriate and unacceptable in this location.

Subject to such a condition and other conditions relating to tree and protected species protection and highway/parking matters, the proposed development is considered to be acceptable. 

Continued….. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would support an existing business in this rural area in a sustainable manner and without any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 7 February 2013














