Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0216/P

	Development Proposed:
	Change of use and conversion of former De Tabley Arms (restaurant with managers accommodation) to three dwellings, including partial demolition of existing buildings, alterations, extensions and erection of new garages at former De Tabley Arms, Ribchester Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds but would recommend that a footway or clearly defined pedestrian route is provided through to unit 3 from Ribchester Road.

Environment Agency – no objection in principle subject to imposition of conditions.

County Archaeology – No objections subject to imposition of conditions.



	CONSULTATIONS: Additional Representations.

	No comments 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 H12 - Curtilage Extensions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Affordable Housing Memorandum of Understanding.

L4 – Regional Housing Provision - Regional Spatial Strategy.

L5 – Affordable Housing Provision – Regional Spatial Strategy.

PPS3 – Housing.



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

	Consent is sought for the redevelopment of the former De Tabley Arms to provide three market dwellings with associated curtilage buildings.  The principal elements of the application are as follows:

· 
The demolition of the enclosed terrace/balcony extension to the front of the building

· 
The demolition of extensions that link the main building to the previously free standing barn.

· 
The removal of the extensive hard surfaced car park and use as open grassed and landscaped gardens.

· 
Conversion, alteration, separation and minor extensions to form two dwellings from the main frontage building and one dwelling within the free standing barn with associated private garden areas.

· 
Erection of new garages to serve the proposed dwellings with new access track to the rear of the dwellings.

· 
Formation of a stone boundary wall to fully enclose the site frontage to Ribchester Road to match that which exists in part.

The De Tabley is set to the east of Ribchester Road outside any defined settlement limit within land designated open countryside.  To its north and south are dwellings, to its west the River Ribble and to its east ie rear, a cricket field.  

Matters for consideration in the determination of this application are the principle of development, highway safety, visual and residential amenity.  

Principle

In respect of principle this scheme is for the conversion of a building to provide a number of residential units.  I am mindful of its commercial history but consent has been granted previously, although not implemented, for the change of use of the building to a single dwelling.  Thus, I am of the opinion that in the first instance, the scheme should be assessed under Policy H16 which concerns itself with the conversion of rural buildings.  I am satisfied that the scheme complies with the requirements of that saved plan policy.  However, I am aware that as the scheme would provide an additional two dwellings over and above the existing manager’s accommodation on site, regard should be had to more recent planning policy as expressed in PPS3, the RSS and the Affordable Housing Memorandum of Understanding which is a material planning consideration having regard to the relevant policies of the RSS and the Council's Strategic Housing Market Assessment.

The RSS supersedes the Districtwide Local Plan in that it provides more up to date policy in line with PPS3 which in turn sets out the underlying objectives of providing affordable housing and the approach to determining applications.  Policies L4 and L5 of the RSS also set out the development plan policies to be considered in the determination of this application and their implementation is informed by the Affordable Housing Memorandum of Understanding.  The Affordable Housing Memorandum of Understanding is based upon the evidence of the recently adopted Strategic Housing Market Assessment in arriving at the localised thresholds and has been the subject of extensive public consultation.  It has been adopted by the Council as its affordable housing policy and adopted by Planning and Development Committee as a material consideration.   In respect of this development, the threshold of development for requiring a quota of affordable housing is three dwellings or more.   This scheme only seeks to provide an additional two dwellings via the conversion of existing rural buildings and thus the Memorandum does not apply and the principle of residential is acceptable.

Highway

With regard to highway safety the County Surveyor has commented that the use of the existing vehicular access for the three dwellings suggested would not have a detrimental impact on the existing local highway infrastructure or activity in the immediate vicinity of the site.  For these reasons he raises no objection to the development.  He does make a suggestion regarding pedestrian links to plot 3 and this could be conditional on any consent granted.

Residential Amenity

Turning to potential impact on adjacent residential amenity the dwellings to the north and south of the site are set over 100m away in either direction.  I am of the opinion that the conversion of the buildings on site to three units with associated garden areas and garage structures would not have an adverse impact on the amenities which those properties currently enjoy.

Other Considerations

The remaining consideration therefore is visual impact and the works do involve some major changes – particularly in respect of the demolition of a ‘slice’ through the frontage building.  However, it is considered that such works would not prove significantly detrimental to either the street scene or character of the building.  The majority of other alterations to the structure are to its rear and involve the demolition of sections that link the roadside building to the former barn to its rear and provision of projecting two storey gables and single storey lean-tos.  In assessing these elements I am mindful of Policies H16 and H17 and, in this particular instance, do not consider that these additions would (when balanced against the miscellany of existing rear extensions) adversely affect the character or appearance of this building.  With regard to the detached curtilage buildings, these are sited on land which could be argued to form part of the existing garden area to the De Tabley.  They would be visible in the wider landscape area but I do not consider that any significant detriment would be caused to the visual amenities of the area.  A minor extension of the curtilage to the grounds is proposed in order to facilitate the creation of the rear access track to serve the garages and stable to plot 2.  Having regard to the overall development I am of the opinion that an unfavourable recommendation on the basis of a minor encroachment would prove difficult to substantiate on Appeal.  I have discussed the options given for the car park treatment with the Council’s Countryside Officer, ie grassland or woodland tree planting, and he has stated that he would prefer a woodland as any new broadleaved woodland of an appropriate tree type and species mix has the potential, amongst other things to make a contribution to biodiversity.

Therefore, having very carefully assessed all of the above I am of the opinion that in design terms, highway safety and residential amenity terms the scheme is in accordance with saved plan policy and would not lead to significant detriment in terms of amenity considerations.  



	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: 














