PLANNING AND DESIGN AND ACCESS STATEMENT

PROPOSAL
: Retention of former office/messroom and change of use to living accommodation 
ADDRESS
: Harewood Nurseries, Leek Road, Cheadle
APPLICANT
: Mr P Wright-Bevans
DATE

: March 2013


JOB No.
: 2009. 1685 
Background
The site is a nursery garden, displaying and selling a wide range of garden goods including garden plants, furniture and statuary and providing landscaping services. Within the grounds of the nursery garden is the applicants home (2, Harewood Cottages), a former garage that has been converted to an office, a former office/messroom that is used for living accommodation (the application building) and various shelters and storage buildings associated with the nursery garden use. 
The site was granted a Certificate of Existing Lawful Development as a nursery/garden centre and office in 2001. The office referred to in the Certificate was replaced in 2006 with what is now the application building following the granting of planning permission 06/01355/FUL. This building was originally used as a former messroom/office but is now used to provide living accommodation for John Mellor. Planning permission was granted for the retention of this building and its use for living accommodation on the 18th of May 2011 for a period of two years.

This application proposes the continued use of the building as living accommodation.

Planning Policy
The application site is located in an area indicated in the Development Plan as being in an area of open countryside that has been included in the North Staffordshire Green Belt. The proposal must therefore be judged against the policies contained within the Green Belt and countryside policies of the Staffordshire and Stoke on Trent Structure Plan and the Staffordshire Moorlands Local Plan and the relevant parts of the National Planning Policy Framework.
The Structure Plan green belt policy is expressed in policy D5B and in the Local Plan it is contained in Policy N2. These state that, except in the case of very special circumstances, there is a general presumption against inappropriate development in the Green Belt. Local Plan policy B21 sets out the criteria against which proposals for conversions to residential use should be judged.

Since the approval of the proposal two years ago the Government has published the National Planning Policy Framework. In March this year paragraph 215 that gives priority to NPPF policies over differing pre-2004 local plan policies comes into force. The SMDC Local Plan was published in 1998. The NPPF policy for Green Belts recognises that the reuse of buildings is acceptable provided that they are of permanent and substantial construction.   
Special Landscape Area policies are set out in Local Plan policies N8 and N9. These require that the high quality of the natural landscape is protected. The NPPF
Evaluation
Local Plan Green Belt policy supports the re-use of buildings in the countryside for commercial uses. It also allows the conversion of a non-residential building to residential use provided that it meets the criteria set out in policy B21. This requires that:-

1. The building is suitable for conversion without substantial extension, alteration or rebuilding

2. The materials to be used are in character with the materials of the existing building or the locality

3. Where the building is isolated, activities can be satisfactorily accommodated within the building
4. The proposed use is suitable for the scale and design of the building

5. Traffic will not have a detrimental impact on the building

6. Where a residential use is proposed, reasonable steps have been taken to seek an alternative commercial use.

The proposal is considered to comply with this policy other than point 6. The application building is relatively new and does not require any physical alterations to allow it to be used for living accommodation; the external materials are not proposed to change; the building is not isolated- it forms part of a group of domestic and business buildings; because the proposed living accommodation is to be occupied by a family member, garden space can be shared with the existing house; the scale of the building and its design is easily capable of accommodating the proposed residential use and the proposal will not alter traffic numbers or patterns. The requirement to take steps to seek an alternative business use does not form part of the NPPF policy and therefore no longer plays a part in the consideration of the application. 
For the above reasons it is considered that the proposal meets all of the relevant Local Plan Policy B21 criteria. However, should the Officer’s report continue to recommend refusal for the reason that it is considered to represent inappropriate development the case is supported by very special circumstances. Whilst the circumstances of the former case were not considered strong enough at officer level to justify approval, the Committee disagreed with the officer recommendation and granted planning permission. The circumstances of the current case are very similar and the NPPF policies are now supportive of the proposal. 
To remind ourselves of the case that was made in the previous application, in November 2010 John Mellor received major corrective surgery to improve his long term mobility. During his period of recuperation, which at that time was considered likely to take up to two years, he was required to avoid steps and stairs. The house that he normally lives in with his mother and step-father was not considered appropriate for John to live in during this period- there are steps up from the garden to the main entrance, there are internal steps between the front and rear sections of the house and there are stairs between the ground floor living areas and the first floor bedrooms and bathrooms. There are no bathroom facilities on the ground floor. 

Prior to the submission of the last application, the applicant investigated the opportunities for adapting the existing dwelling but ruled these out on practical and financial grounds. The house is a modest semi-detached house. It has a combined kitchen/dining area at the rear of the house, and two small living rooms at the front of the house, but at a higher floor level. The bedrooms and bathroom are at first floor and are accessed via a stairway. There is no toilet or washing facilities at ground floor. Notwithstanding the practical difficulties of changing inside and outside floor and ground levels, it was not considered financially prudent to seek to adapt the existing house. The applicant’s attention was therefore drawn to the unused messroom/office building on the site.
John’s medical team supported the temporary use of the former messroom/office for living accommodation. This building provides living, sleeping and washing facilities on one level. When John is more mobile, it provides easy access to the nursery garden yard where John works. Letters of support from John’s medical team were attached to the application. These letters clearly supported, on medical grounds, the use by John of accommodation that meets all of his needs at one level. The letters made clear that this was needed when he was recovering from major surgery, and also during his rehabilitation period when the risk of falls needed to be kept to a minimum to avoid reversing any improvements.
In granting planning permission for the use of the application building for temporary living accommodation, the Council accepted that the circumstances of this case represented very special circumstances that were unique to the site and to the applicant’s family circumstances. 
Further letters from John Mellor’s medical team are submitted with the current application to show that his recovery has been helped by him being able to live at a single level. However, a further operation at the end of last year and given that recovery operates within its own timescale means that John will not be at a stage to move back into the family home at the time that the existing planning permission expires. John’s medical team supports his application for a further period of permission to remain in the former office/messroom to aid his continued recovery. 
This application proposes a full consent rather than a request for an additional period of permission. Cerebral Palsy is a lifelong condition. The operations that John is undergoing will not “cure” his condition. The intention of the treatment is to improve John’s mobility by altering the mechanical movement pattern of his legs. Crudely, two years ago John’s surgeon broke his legs, rotated them about his leg axis and put them back together. John’s further operations included alterations to his knees, calves and feet. In May of this year his consultant will be examining John’s ankles, and because John’s new stance is different than it has been since birth, there is every possibility that John will require a further operation. Even without the prospects of that further operation, John’s present condition does not enable him to return to the family home.  As his medical team point out, his gait is such that he should avoid further use of stairs or changes in levels. John’s Consultant Orthopaedic Surgeon recognises that John’s need for a level living and working environment is a long term necessity. Ironically, John’s series of operations, whilst improving the look of his gait, also make him more vulnerable to damage through falls. Because John’s bones have been surgically broken, those breaks introduce a weakness to his frame that increases his risk to damage should he slip or tumble. 
For all of these reasons, it is requested that permission is granted for the permanent occupation of the former office/ messroom by John Mellor.
INCLUSIVE ACCESS
Given the nature of the proposal, the development provides for occupation by less abled people through compliance with Part M of the Building Regulations by the provision of level accesses to the principal entrances to the proposed ancillary living accommodation, and provides internal arrangements, such as the width of corridors and doorways, that are suitable for less abled access.

