Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0632/P

	Development Proposed:
	Reversion from one to two dwellings at Stocks House, Bolton-by-Bowland, Lancashire, BB7 4LS.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – The Officer notes that with the ownership of the road along the frontage, there is scope for on street parking to both properties without inconveniencing local traffic movements. On this basis, suitable parking provisions are achievable and he has no objection to the proposed development.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversions – Building to be Converted.

Policy H15 – Building Conversions – Design Matters.

SPG – “Extensions and Alterations to Dwellings”.

PPS5 – Planning for the Historic Environment.

Bolton-by-Bowland Conservation Area Appraisal.



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

	Stocks House is an imposing, large property in the centre of the village of Bolton-by-Bowland, within the Bolton-by-Bowland Conservation Area and the Forest of Bowland A.O.N.B. Originally built as two residences, alterations have been made previously and uses have varied; the last being as a single residence with some associated office use. The proposed application seeks permission to revert the property back to two dwellings with facilities to suit current standards for family use.

With regards to the principle of the development, this is a scheme for one new residential unit within Bolton-by-Bowland, which is covered by Policy G4 of the Local Plan. Policy G4 allows for the rehabilitation and re-use of rural buildings, subject to compliance with Policies H15, H16 and H17.

Policy H15 of the Local Plan notes that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, however this is providing that there would be no materially damaging effects on the landscape qualities of the area. The site is centrally located within the village, and subject to the conversion having no damaging material effects on the character; the scheme complies with this Policy.

Policy H16 notes that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”. The Bolton-by-Bowland Conservation Area Appraisal makes specific note of Stocks House and considers it to be of ‘Townscape Merit’, noting that the setting of the property behind the Village Green is one of the main characteristics of the Conservation Area. The alterations proposed are not considered extensive or major, as externally they only include additional windows. The major work will take place internally as the scheme proposes an additional staircase for plot 2 and bathrooms and en-suites for both plots. On this basis, the scheme complies with this Policy.

Finally, Policy H17 discusses the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition, and it also notes that “It is possible to convert buildings without changing their character by recognising principal features and by not trying to achieve maximum floor space. It should be remembered that these are not new buildings, and this should be reflected in the final scheme. Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of roof trusses will devalue the character of traditional buildings and that of the surrounding environment.” As noted above, the main alterations proposed are the insertion of new window openings. Three are proposed, two in the western facing elevation to match the size of the existing windows in that elevation, and one smaller window in the eastern facing elevation. The materials proposed for the windows will either be metal or timber frames, dependant on the type of frame used within each elevation of the property. There will be no UPVC window frames. On this basis, the alterations proposed are considered to be in compliance with this Policy.

Therefore, I am satisfied the principle of development is in accordance with plan policy.
The other main consideration, is the impact the development proposed will have on the Conservation Area, and also the A.O.N.B. Policy ENV16 notes that within Conservation Area, development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials. On this basis, given the windows proposed reflect both the scale, size, design and materials of the existing windows in the property, and that the new driveways proposed have no damaging impact on the adjacent trees on site, the proposal is considered to have an acceptable impact on the setting and character of both the Building of Townscape Merit and the A.O.N.B. and the Conservation Area as a whole.

Finally, with regards to the proposals impact on highway safety, due to the availability of the privately owned land in front of the property, I do not envisage there to be any impacts on highway safety.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area, or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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