Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2005/0637/P

	Development Proposed:
	Change of use of attached barn to form two holiday cottages and extension to rear at Laneside Farm, Grindleton Road, West Bradford

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to the widening of the proposed access to the site, the repeat of a sightline condition for the access and the repositioning of the proposed 1m high stone wall adjacent to the highway in the interest of highway safety.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G5 - Settlement Strategy.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



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

	This application details the conversion of a stone barn to two holiday lets within the Area of Outstanding Natural Beauty.  The building adjoins an existing dwelling and is located in open countryside approximately 300m from the village boundary of West Bradford.  It is partially screened by the hedgerow bordering the highway and sits opposite a larger barn of a similar age.

The main issue here relates to what effect the proposed change of use, external alterations and the proposed extension may have with regard to its visual impact on the barn.  The barn appears in good condition and negotiations have resulted in a change in design of the proposed two storey extension.  The proposal as originally submitted showed the extension projecting by 3m, and 4.6m wide with a pitched roof over, which was considered to be out of character with the form of the existing barn.  An amended plan was received showing the extension and measurements 3m projection x 6m wide, with the roof of the extension following the existing roofline down to almost ground floor level e.g. a cat slide roof.   As such it is now considered that this change in design means the proposal complies with Policy H16 and H17.  Bearing this in mind, it is also considered to comply with Policy RT3 as the proposal will not significantly affect the character of the existing barn, nor have any detrimental impact on the location or on the residential amenity of nearby neighbours.  

In terms of the effect on the countryside setting and the effect the proposal may have on the Area of Outstanding Natural Beauty, the building is well screened by the hedge and the highway and the natural plant/tree growth in the vicinity, and following the changes in the design of the extension, it is considered that it complies with Policy ENV1.  On the basis of this I am of the opinion that the works would not prove significantly detrimental to either the original character of the building or the visual amenities of the Area of Outstanding Natural Beauty.

The proposed vehicular access to the site is approximately 100m away.  Following a consultation response from the County Surveyor, subject to the access being widened, sufficient sightlines being created and the proposed wall being set back from the highway, there are not objections to the proposal.

As such, 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 28/07/2005














