Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2005/0732/P

	Development Proposed:
	NEW GARDEN ROOM EXTENSION ON REAR OF PROPERTY AT BONNY BIRD BARN, BELLE VUE LANE, WADDINGTON 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - AONB

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached barn conversion dwelling on the north side of Belle Vue Lane, Waddington opposite the Lower Buck public house.  The planning permission for the conversion was granted in 1988 under references 3/88/0580/P (change of use) and 3/88/0826/P (reserved matters).  The property is within the settlement boundary of Waddington and is adjoined on three sides by the curtilages of more modern dwellings.  It is also, however, within the AONB.

In my opinion, the context for the consideration of this application is set by the nature of the surrounding properties, and the fact that the application site is part of a built up area of a village as opposed to being in a more isolated rural location.  The proposed extension is reasonably well designed with a pitched slate roof and dwarf walls in matching stone, with the upper part of the walls being predominantly glazed.  It would be on the rear gable end of the property, and would have the added benefit of involving the removal of an existing chimney which runs up the centre of the gable wall.  In this position, the extension would be surrounded by the curtilages of other dwellings.  It would not, in my opinion, have any seriously detrimental effects on either the appearance/character of the building itself or the locality.  

The mixture of 2m high fences and approximately 3m high Leylandii hedges on the boundaries of the rear garden is such that the proposal would not have any detrimental effects on the privacy or general residential amenities of any adjoining residents.  

This application was invalidated for a time because of an incorrect red edged plan and was re-validated, upon the receipt of an accurate plan, on 1 November 2005.

Overall, I consider the proposal to be acceptable.

P.T.O.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no significant detrimental impact on the appearance of either the property itself or the locality, nor would it have any seriously detrimental effects upon the privacy or general residential amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14 September 2005














