Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0998/P

	Development Proposed:
	Proposed conversion of the garage/games room into dwelling at Ashgrove Barn, 1 Shawbridge Street, Clitheroe, Lancashire, BB7 1LY.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objection to the proposal on highway safety grounds.  There are 4 off street car parking spaces indicated within the available curtilage of the site. This allows for the safe parking and manoeuvring of vehicles to and from the development with minimal impact on the amenity of neighbouring residents.


	CONSULTATIONS: Additional representations.

	No additional representations have been received.  



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV19 – Listed Buildings.

Policy H17 – Building Conversions – Design Matters.

SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME4 – Protecting Heritage Assets.
Policy DMH4 – The Conversion of Barns and other Buildings to Dwellings.
Key Statement EN5 – Heritage Assets.



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

	The building in question lies to the rear of Ashgrove Barn, which itself was granted permission in 1989 to be converted to a dwelling.  The existing two-storey garage/games room and Ashgrove Barn form part of a complex of buildings that include Ashgrove House and Shaw Cottage, which are statutorily listed Grade II. The property lies close to the town centre of Clitheroe.

Permission was granted in 2009 for the same scheme proposed within this application.  This application again seeks permission to convert the existing garage and games room for Ashgrove Barn into a separate residential unit with its own garden area and designated parking.  The works required to carry out this conversion consist of mainly internal alterations however it does require the insertion of one new window in the northeast elevation at ground floor, the re-opening up of a previously blocked up doorway and the blocking up of the garage door in stone with a new window inserted.

With regards to the principle of the development, this is a scheme for one new residential unit within Clitheroe, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement.  Therefore, I am satisfied the principle of development is in accordance with plan policy.

With regards to the impact of the proposal on the setting and character of the Listed Building, it must be noted that the garage building in question was granted consent in 1992 to have its roof raised so that it would be a two-storey building with a games room over the garage area, as well as the fact that permission has already been granted for the same scheme proposed within this application.  In considering this and the overly domestic appearance of the existing ancillary domestic building, the proposed additional internal and external works proposed in order to facilitate the proposed change of use are considered to be acceptable in accordance with the relevant Policies, and bearing in mind the separation between the garage building and the Listed Building, the scheme remains to have an acceptable impact on its setting and character.

With regards to the potential impact on the amenity of the occupiers of nearby dwellings by virtue of the proposed alterations, there are no windows that face towards existing garden areas, the new lounge window at ground floor faces onto the proposed garden area and the new window facing Ashgrove Barn is a kitchen window (non-habitable room) that faces onto the entrance to the Barn and its own kitchen window.  As such, it is consider that there will be no significant detrimental impact on the amenity of the occupiers of the adjacent dwellings.

Finally, the LCC Traffic and Development Engineer has raised no objection to the proposal on highway safety grounds as the plans identify adequate off-street parking for the proposed dwelling, and the increase in vehicular activity will not have a detrimental impact on the capacity or safe operation of the immediate highway network.
By virtue of the above, the application is recommended accordingly.



	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. The scheme also has an acceptable impact upon the character and setting of the adjacent listed building.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23/11/2012














