Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2014/0792/P & 3/2014/0791/P

	Development Proposed:
	Change of use  and Listed buiding consent for internal alterations to form en suite letting bedrooms at Ash Tree Cottage Downham

	CONSULTATIONS: Parish/Town Council

	Town Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Request clarification as to a highway strategy in relation to the car parking for these applications. A detailed plan has now been submitted and there is now no objection

	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:

	These applications seek planning permission and listed building consent for the change of use of a former residential dwelling to form a letting bedroom accommodation which will be seen as facilitating the local economy and in particular assist the public house by offering bedroom accommodation for visitors to the area that may also utilise the Assheton Arms at Downham. Following an initial meeting additional information has been submitted to clarify the extent of works necessary to accommodate the four bedrooms within the building. An internal inspection carried out by the Head of Planning Services with the architects has clarified the extent of works and that there is no significant harm to any features that may be deemed as a significant historical asset and the only removals relate to internal stud partitions that do not have any significant character or would alter the plan form of the rooms affected. The staircase and doorways of any significance are all to remain in situ and the fireplaces are to be exposed with the removal of the more modern features. In relation to the internal works that have been created, these are capable of being removed at a later date should it be deemed appropriate to return itself back to the original plan form. 
The main change is the punching of a new opening at first floor level to interconnect the main house with the attached outbuilding. It is clear that there is an original doorway at that location and therefore subject to adequate care, this would not result in any significant harm. The internal rafters will remain exposed which would add to the character of the conversion. 

The County Surveyor has requested more information as to the availability of parking spaces and a plan has now been submitted which indicates approximately 37 spaces available for users of the dwellings affected by the proposal, the public house and the former post office. 
Currently the dwelling remains vacant and although there will be a loss of a facility to local residents, I consider that the overall benefit to the local economy is a positive contribution to the vitality of the area. 



	RECOMMENDATION: That conditional planning permission and listed building consent  be granted.


DATE INSPECTED: 15 OCT 14











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








