Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/1054/P

	Development Proposed:
	Change of use/conversion of ancillary residential accommodation to separate dwelling unit utilising the existing shared access to Ribchester Road, with separate cartilage at Mayfield, Ribchester Road, Clayton-Le-Dale, Blackburn, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objection to the proposal on highway safety grounds. The existing access must be permanently closed and the footway reinstated in accordance with the Lancashire County Council Specification for the Construction of estate Roads.


	CONSULTATIONS: Additional representations.

	No additional representations have been received.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy H2 – Dwellings in the Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversions – Building to be Converted.

SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to an existing, detached building within the cartilage of Mayfield, a large detached dwelling which lies within ribbon development on the south west side of Ribchester Road, Clayton-le-Dale. The lies outside the settlement boundary of nearby Wilpshire, within land designated as open countryside. The application building was originally constructed as a squash court, then converted to self-contained living accommodation (granny flat), occupied in connection with Mayfield.

The scheme proposes the change of use of the building ancillary residential accommodation to a separate dwelling unit, utilising the existing shared access to Ribchester Road, and creating a separate cartilage. There are no works required to convert the building other than the provision of obscure glazing in the first floor dining room windows facing the rear garden of Mayfield. Following discussions with the agent, amended plans have been submitted that include more detailed access arrangements, accurate elevational details and accurate boundary details.

With regards to the principle of the development, we must consider Policies H2 and H15 of the Local Plan. Policy H2 notes that ‘Residential development will be limited to the appropriate conversion of buildings to dwellings, provided they are suitably located and their form, bulk and general design are in keeping with their surroundings’, and Policy H15 notes that ‘The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable.’ Bearing this in mind, the proposal for the change of use of the existing, self-contained flat into one new residential unit at this location is considered to be a satisfactory form of development in accordance with plan policy.

With regards to the potential impact on the amenity of the occupiers of nearby dwellings by virtue of the proposal, the main concern is the window of the dining room at first floor, which looks directly over the rear garden area of the property Mayfield. The Agent/Applicant are happy to obscure glaze this elevation however, and as such it is consider that there will be no significant detrimental impact on the amenity of the occupiers of the adjacent dwellings by virtue of this development.

With regards to the boundary treatments proposed between the properties, the Agent has requested that these details be agreed by condition. Given that the occupier of the new dwelling will remain as the father of the applicant, as is now, I am satisfied that this acceptable. 

Finally, the LCC Traffic and Development Engineer has raised no objection to the proposal on highway safety grounds, however he notes that the existing access must be permanently closed and the footway reinstated in accordance with the Lancashire County Council Specification for the Construction of estate Roads.
By virtue of the above, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development that would not result in visual detriment to the surrounding countryside, no significant detrimental impact on nearby residential amenity and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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