Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0458/P

	Development Proposed:
	Proposed change of use from Class B8 to Class B2 use at 27 Inglewhite Road, Longridge, Lancashire, PR3 3JS.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – The Council has no objection to this application on the basis that proper consideration is given to the implications of the new use for the residents of the immediate neighbourhood, e.g. with regard to noise, use and disposal of hazardous materials, and hours of operation.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – The proposal has no highway implications and I would therefore raise no objection to the proposal on highway grounds.



	CONSULTATIONS: Additional Representations

	Three letters of objection has been received from the occupiers of adjacent dwellings, and the following points of concern have been raised,

1. As this is a residential area, there should be restrictions on the time that the units can been used (hours of opening use restrictions),

2. The likely noise, smells and fumes from the end user will have an impact on this residential area,

3. The proposed hours of use (8am until 6pm, six days a week) is too excessive,

4. Impact on amenity and use of residential garden areas,

5. The additional soundproofing suggested may not work if businesses operate with the doors open, can this be controlled?

6. The submitted details are incorrect as my property (no. 17 Hesketh Road) lies closer to the site than noted, and

7. No. 28 Hesketh Road CAN see the site.

RVBC’s EHO has also commented on this scheme noting that they have reviewed the information submitted and note that a noise assessment carried out by Miller Goodall (ref: 100686) has been submitted in support of this application.  The noise report indicates that mitigation measures will be necessary in order to control potential noise disturbance from this site.  The measures required include;

· an upgrade to the structure of the building, 

· control on noise levels from plant and equipment used within the units

· careful selection of external 0plant and equipment

· a restriction on the hours of use of the units.

On this basis they have no objection to the application in principle, however, they recommend a number of conditions should be applied to any approval.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).



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

	This application seeks permission for the change of use of an existing storage building with a B8 use to a B2 use (general industrial purposes) sited on land to the rear of 27 Inglewhite Road, Longridge.  The premises are located on the edge of the town centre.  The application relates solely to the use of the building and does not seek permission for any external physical alterations.  The application relates to a single storey, mono-pitched building that measures 52m long x 7m deep, and has an internal floor area of approx. 364 sq.m.  The highest point of the roof measures 4.5m, and the eaves height varies from 2.6m to 3.7m at various points along the building.  It is of a steel frame construction and is clad in dark green composite insulated profile sheet panels.  To the front of the building is a large, hard-surfaced communal yard area, which is available for parking, servicing and turning.  The building has been empty for almost 12 months and was previously used by the owner of the larger building, 27 Inglewhite Road.

The building in question was approved as a replacement storage building in 2006 (3/2006/0370/P) and was conditioned so that no cutting, 
processing, finishing of goods or use of power tools shall take place within the building, however there were also no hours of usage restrictions placed on the building.  This condition was placed on the use of the building in the interests of the amenities of nearby residents.  The unit has been marketed as such, however the Agent notes that there appears to be a lack of demand for storage space.  The reason therefore for this application is the creation of a more flexible use of the building, giving the applicant the ability to attract market interest and bring the building back into a productive and a potential employment generating use.

Given the recent introduction of the NPPF, the scheme must also be considered against this document. At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development. For decision-taking this means:
· 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; or
· specific policies in this Framework indicate development should be restricted.
In this instance, aside from the general development control Policy G1, other Local Plan Polices relevant to development such as this are considered out of date.  As such the key consideration is whether or not granting the proposal will have any adverse impacts that would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole. Paragraph 24 of the NPPF, in Chapter 2 - Ensuring the Vitality of Town Centres, notes that when considering edge of centre and out of centre proposals, preference should be given to accessible sites that are well connected to the town centre.  Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale.

On this basis, given the nature, scale and size of the building, and that it would be located on the edge of the town centre, therefore easily accessible by foot and public transport, it is not considered that the proposal would seriously affect the vitality or viability of the town centre, and the site is considered a sustainable location.

The main issue with the proposed use of the building is the potential impact that such businesses (B2 covers a wide variety of uses) may have on the amenity of the occupiers of neighbouring properties, most importantly those residential dwellings on Barnacre Road and Hesketh Road.  The Council’s Environmental Health Department have assessed this proposal along with the supporting details and assessments supplied with the application and there have been no objections raised to the scheme subject to a number of conditions being imposed on the use and usage of the building.

The proposal benefits from the utilisation of an existing building with no external or internal changes proposed to its external dimensions and floor space.  The Council’s Environmental Health Department are satisfied that any potential nuisance can be controlled by suitable conditions; therefore I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties.  On this basis, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 04/06/2013














