Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	 3/2014/0784 Listed Building Consent

	Development Proposed:
	Change of use of Downham Post Office to form en-suite letting bedrooms and café at ground floor 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received at the time of preparing this report.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Initially requested additional information to demonstrate the availability of parking spaces for the immediate area which would include the public house, the post office, Ashtree House and some of the dwellings affected by the proposal. At the time of writing this report and notwithstanding the revised plan showing parking areas and turning facilities  object to the planning application,


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV1 - Listed Buildings

Policy RT1 - General Recreation and Tourism Policy.

Policy RT2 - Small Hotels and Guest Houses.

The Core Strategy Submission version as proposed to be modified

Key Statement EC3 – Visitor Economy.

Policy DMB1 – Supporting Business Growth and the Local Economy. 

Policy DMG1 – General considerations.

Policy DME4 – Protecting Heritage Assets. 

NPPF

Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	This proposal seeks planning permission and listed building consent for the change of use of the former post office and accommodation to provide café and letting room accommodation. The café area would constitute the ground floor previously occupied by the post office counter area and lounge area and would have a separate entrance to the building. The letting area would utilise the main door which is adjacent to the highway and the ground floor would provide two bedrooms with en-suite facilities with the first floor providing an additional three bedrooms and the outbuilding providing one unit to be self contained which would accommodate two bedrooms on the first floor and a sitting area on ground floor. This outbuilding is of stone construction and currently used as a storage area on ground floor but has bedroom facilities on the first floor. The proposal itself does not involve any external changes and seek to utilise all openings within the building. There are no floor changes despite the rooms being accessed by either concrete stairs dropping down to different levels but these are all to remain in situ. The extent of internal works has been clarified since the original submission and again it is clear that all internal doorways remain in situ with one exception on first floor where a bedroom door is to be located. In this instance the doorway and frames will be reused. Due to fire regulations there will be the need on the first floor to have an additional doorway on the landing. In relation to internal changes, these are very modest and would just involve small elements of stud partitions being removed or new areas inserted. There are no changes to any of the structures or internal features which could be regarded as forming a significant asset. The fireplaces are to be retained where appropriate and some will be reinstated. 
In relation to the use of the building, although it is regretful that the post office will no longer be in operation, the service is provided elsewhere in the existing shop in the village. In my opinion, this building as a post office would provide more of a focal point but I am satisfied that given there is still a retention of the facility, it would be wrong to resist this application. the proposal provides additional facilities in terms of a café use as well bedroom letting facilities, which would assist the local economy. 

 I note the highways comments but this can only relate to the planning application and as this does not impinge on the considerations relevant to the Listed  Building application.I am satisfied that the benefit of the scheme outweigh any change to the plan form of the building in relation to minor changes to stud partitions and that it would not detract from the significance of the historic fabric.



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 15 OCT 14











This report needs to be read in conjunction with the Decision Notice.








