Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0450/P

	Development Proposed:
	Proposed first floor extension to create 4 en-suites to existing bedrooms including part demolition and re-build of kitchen to guest house at Jenkinsons Farm, Thorn Lane, Alston, Lancashire, PR3 3BQ.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – Subject to the use of sympathetic materials, no objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.

Health and Safety Executive – HSE does not advise, on safety grounds, against the granting of planning permission in this case.

National Grid – No observations or comments received within the statutory 21-day consultation period.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy H17 – Building Conversions – Design Matters.

Policy RT1 – General Recreation and Tourism Policy.

National Planning Policy Framework.
‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011).

Historic Environment Planning Practice Guide (HEPPG, March 2010).


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

	The application relates to a property that has been run as a B&B since 1991.  It is a family run business that helps sustain the existing working farm at Yew Tree nearby.  The property is accessed off Thorn Lane; a single-track cul-de-sac off Alston Lane, and lies on the outskirts of Longridge (approximately 1.5 miles) within the open countryside.

Planning permission is sought for a proposed first floor extension to the southeast facing elevation of the building in question.  The scheme requires the part demolition and re-build of the existing single storey lean-to kitchen extension to the Guest House.  The extension proposed would allow the internal reconfiguration of this area of the Guest House in order to create four en-suites for the four guest bedrooms that exist.  These rooms currently share bathrooms that lie across the corridor within the Guest House.

The Guest House consists of 7 guest bedrooms, with 3 family bedrooms elsewhere in the building.  Only 2 of the guest room’s benefit from recently constructed en-suites, with the other 5 rooms sharing 4 bathrooms on the floor.  The applicant’s note that this proposal will allow them to update and modernise the existing facilities within the Guest House in order to improve the business and allow them to compete with the larger chains nearby such as the Swallow Hotel and Tickled Trout (near Preston close to the M6/A59).  They note that they struggle to fill the rooms without en-suites once those with have been booked.

Despite the concerns raised at planning committee in relation to the principal of developing the heritage asset and the visual impact that the scheme would potentially have on the character and setting of the building, Members where minded to approve the proposal.  It was considered that given the economic benefits of the scheme, this would outweigh any harm to the character of the building that would result from the proposed development.
On this basis, the application is granted conditionally.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity and given the economic benefits of the scheme, this would outweigh any harm to the character of the building that would result from the proposed development. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11/09/2012














