Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2005/0618/P

	Development Proposed:
	Refurbish part of existing dwelling to include conversion of stable and disused kennels into living accommodation.  Glazed screen constructed on south elevation to create lobby area (resubmission) at New Hall Cottage, Back Lane, Read. 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No LCC highway observations.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H9 - Extended Family Accommodation.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Interim SPG Housing.

Policy 12 Housing Provision – Joint Lancashire Structure Plan.



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

	Consent is sought for a number of works to a detached property within open countryside.  The property has been extended on two previous occasions into an adjacent barn with now only a small kennels and stable area remaining that is not in residential use.  Consent was sought previously under 3/04/0953/P to provide additional family accommodation but that scheme was refused due to both extensions to the building and level of accommodation to be provided.  

In respect to this proposal, the only extension is the infilling of a recess between two existing single storey elements with the provision of a glazed lobby.  This would follow the lines of built form on either side with a cat slide roof and would not, in my opinion, detract from the qualities of the building.  In terms of number of new window openings in the section to be converted, these are kept to an acceptable level and, again, would not significantly affect the character of the building.

The remaining consideration, therefore, is the actual usage of the building.  A supporting letter to the application states that the alterations reflect the design of Ms Holbrook to live as part of an extended family with her parents and her own family.  It is not the intention that New Hall Cottage would be used as two separate dwellings.  Plans denote a shared lounge and study at ground floor but no link at first floor.  The first floor is already in use by Ms Holbrook although not strictly in accordance with the scheme approved under 3/90/0008/P with this proposal providing an additional bedroom. en-suite and dressing room facilities.  In terms of compliance with H9 the annex accommodation to be provided would, discounting the communal lounge and study, be marginally larger than the dwelling to which it is annexed.  This said, much of the central section of the accommodation to be formed is purely circulation space, ie lobby, stairs and landing.  However, given the content of the supporting letter and the imposition of an appropriately worded condition, I consider that on balance there is enough security to ensure compliance with plan policy.  



	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: 














