Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0845/P

	Development Proposed:
	Change of use of former care home to form one dwelling together with various alterations and extensions at Tunstead House, Simonstone Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A

Environment Agency – N/A



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owner of an adjoining property, with which was enclosed a letter sent to the applicants agent.  In the letter to the agent, the adjoining owners say that they do not object to the application but they would have expected to have been consulted as the development necessitates the use of a driveway that they share with the application property.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy EMP11 - Loss of Employment Land.

Policy H10 - Residential Extensions.
Policy SPG – “Extensions and Alterations to Dwellings”



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

	Tunstead House is a large detached property on the east side of Simonstone Lane.  It is adjoined to the north by other dwellings in Simonstone Lane and Tunstead Avenue and to the east and south by open fields.  There is also open land to the west on the opposite side of Simonstone Lane.  The main front elevation of the property does not face the road, but looks across the open land to the south.  

Although probably originally built as a substantial detached dwelling, the property has been used until relatively recently as a care home that included owners/managers accommodation.  The care home use ceased a few years ago although the owners continued to occupy the whole building as a single dwelling.

The property is now in new ownership and the new owners seek permission for its change of use into a single dwelling and for a number of relatively minor extensions and alterations.

With regards to the change of use, the property has always included a private residential unit (ie the manager’s accommodation) and the Council could not, in any legitimate way, require the cessation of that particular use of the property.  For this reason, it is not considered that the proposal in any way contravenes the requirements of Policy EMP11 (Loss of Employment Land).  The limited number of jobs associated with the care home were in any event lost when the home was closed a number of years ago.  

The alterations involve the demolition of an unattractive flat roofed modern addition on the northern (rear) elevation of the building and its replacement with a pitched roofed attached garage on a smaller footprint.  The garage is to be constructed in natural stone with a blue slate roof to match the existing building.  The proposed alterations, in my opinion, will improve the appearance of the property.

Access to the garage involves the use of a driveway that is shared with the former coach house at the rear of the site that is now a dwelling in separate ownership.  Notice has appropriately been served on the owners of that property who have confirmed that they have no objections to the proposal.

A bat survey submitted with the application concludes that the proposed alterations are unlikely to cause any disturbance to roosting or resting bats or result in the loss of a bat roost or cause injury or death to bats.

Overall, I can see no objections to this application and I therefore recommend accordingly that permission be granted.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 December 2008














