Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/CMS

	Application No: 
	3/2005/0053/P

	Development Proposed:
	ENTRANCE PORCH, REPLACEMENT SUN LOUNGE WITH BALCONY OVER, DORMER EXTENSIONS AT THE REAR FOR BED AND BREAKFAST ACCOMMODATION AT ANGRAM GREEN FARM, WEST LANE, WORSTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Highways Engineer) - No objections.

Environment Directorate (County Archaeology) - No objections.

Environment Agency – N/A.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT2 - Small Hotels and Guest Houses.

Policy SPG – “Extensions and Alterations to Dwellings”

	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	An entrance porch, sun lounge and loft conversion including dormers are proposed to increase the size of the property for the provision of bed and breakfast facilities.  The dwelling is situated at the foot of Pendle Hill within the AONB.

The principle of this proposal complies with the relevant tourism policies of the local plan. Two holiday cottages were approved on the farm recently under planning approval 3/2002/0072/P.  As part of that application the access from the lane was widened as required by the County Highways Engineer, who as a result, raises no objections to this latest scheme.  Four parking spaces are to be provided for B&B guests.

In terms of the impact on residential amenity, the only nearby property is Angram Green Farm Cottage to the east.  The neighbour’s garage is sited in such a way that the balcony proposed at the rear would not significantly overlook the neighbour due to the intervening garage.  Given the small number of guests envisaged, I do not consider that significant disturbance would be caused to the neighbours.  The extensions are considered to be in keeping with the farmhouse.  

It is for the above reasons, that I recommend 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 26 JANUARY 2005








