Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0972/P

	Development Proposed:
	Proposed division of existing dwelling to form two separate dwellings/residential properties at Riversview, Blackburn Road, Ribchester, Lancashire, PR3 3ZQ.



	CONSULTATIONS: Parish/Town Council

	Dutton Parish Council – Following the submission of amended plans, the Parish Council raise no objections to the proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objection to this application on highway safety grounds, subject to the development being implemented in line with the amendments shown on the site plan, Drawing 1331-02-B.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

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.

Policy H17 – Building Conversions – Design Matters.



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

	This planning application seeks permission for the conversion of one dwelling into two separate properties. The property in question was previously a pair of properties that were converted into one single unit, however I am unsure of the timescales involved in this. They are situated on the eastern side of Blackburn Road heading from Ribchester towards the A59. The proposed conversion involves mainly internal alterations, apart from the creation of a new door in the front elevation of the property to form an access into one of the dwellings, a new window in the rear elevation of this property also.

With regards to the principle of the development, despite the property having a ‘Ribchester’ address this is a scheme for one new residential unit within the open countryside, which is covered by Policy H2 of the Local Plan. Policy H2 allows for 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 the buildings must be ‘structurally sound and capable of conversion without the need for complete or substantial reconstruction’. Policies H15, H16 and H17 provide further advice on this.

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 located within a group of a number of properties along this road out of Ribchester, and given there are no major alterations proposed to the external character of the properties, the proposal is considered to comply with this particular 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 alterations proposed are not considered extensive or major, as externally they only include an additional window and a door. 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. As noted above, the main alterations proposed are the insertion of new openings with two proposed, one new doorway in place of a window in the front elevation (facing Blackburn Road) and a new window opening in the rear elevation of the same property. The materials proposed for the windows and doors will be timber in timber 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.
Finally, with regards to the proposals impact on highway safety, the revised layout indicates that the dwelling will be split to provide a 3-bedroom property, Unit A, and a 2 bedroom property, Unit B. The parking for Unit A will be secured within an area of extensive garden area, the entrance being from an existing gated access. There is a single, off street car parking space for Unit B, utilising the existing single vehicle garage accessed directly from Blackburn Road. On this basis, there are no objections to the scheme from a highway safety point of view.
As such, it is for the above reasons that I recommend accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22/12/2010








