Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2013/0274/P

	Development Proposed:
	Proposed erection of 2No detached garages at Roadside Farm Barn and Roadside Farm Cottage, Preston Road, Alston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this application on the basis that neighbours are fully consulted and matching materials are used. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that the application has no highway implications and therefore no objections are raised on highway grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Core Strategy 2008 to 2028 A Local Plan for Ribble Valley Regulation 22 Submission Draft.

Policy DMG1 – General Considerations.

National Planning Policy Framework.



	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 for 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 was regularised by a permission for the retention of that building ‘as-built’ with its use to remain as workshop/offices as originally approved (3/2012/0131/P).  

Planning application 3/2012/0480/P then sought permission for the change of use of the workshop/office building to form two dwellings.  A marketing assessment was submitted with that application as required by saved Local Plan Policy EMP11.  The conclusion of this assessment was that despite extensive marketing, there were only 10 expressions of interest in the building for its workshop/office use, but none of these were followed up.  The estate agents who prepared the assessment considered that the receipt of basically no interest in the property at the asking price of £300,000 indicated that there was no market for this building as a commercial unit.  

In considering application 3/2012/0480/P regard was made to the sustainability requirement of NPPF.  Attention was made specifically to paragraph 22 which states that planning policies should avoid the long term protection of the sites allocated for employment use where there is no reasonable prospect of the site being used for that purpose.  It is stated within that 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; it is only approximately 0.5 miles outside Longridge; and is on the Longridge to Preston bus route.  In this location, having taken account of the unsuccessful marketing of the property for business purposes, and within the policy context of NPPF, the use of the building as two dwellings was considered to be acceptable in principle and permission was accordingly granted.

This current application seeks permission for two detached garages, one to serve each of the dwellings that were, effectively, permitted by 3/2012/0480/P.  

The garages would be located adjoining the side elevations of the respective dwellings that they will serve.  They are of identical size, design and external materials.  The garages would have pitched roofs with gables to their side elevations.  The external dimensions would be 6.75m x 5.71m with an eaves height of 2.2m and a ridge height of 4.4m.  They would be of stone construction with natural slate roofs to match the existing building.  

As they relate to a new building (as opposed to a converted traditional agricultural building) it is not considered that the proposed garages would have any detrimental effects upon the appearance and character of the building; nor would there be any detrimental effects upon visual amenity in the wider sense.  There are no objections to the application in relation to highway safety considerations; and the proposed garages would not have any detrimental effects upon the amenities of any nearby residents. 

Overall, I can therefore see no sustainable reasons for refusal of this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would not have any detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














