Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/0804/P

	Development Proposed:
	Removal of stone cladding to front entrance, reinstatement of traditional entrance and addition of three roof lights at high level at Oaks Farm Barn, Longsight Road, Clayton-le-Dale, Blackburn, Lancashire

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. No observations received.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

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 large barn conversion off Longsight Road, close to the junction with Oaks Brow, Clayton-le-Dale, which lies outside the village boundary of Copster Green in open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

The main issues to be considered within the determination of this planning application are the effect of the proposal upon the visual appearance of the building together with the effect upon the residential amenity of the occupiers of the neighbouring dwelling.

The proposal is to replace the stone clad entrance approved by applications 1996/0460 and 1994/0301 with a more traditional style entrance, similar to what was originally on the barn itself. The application submitted shows a photograph of the barn in its original state, and it shows the barn before any conversion took place. The entrance proposed is similar to what was originally there. As such, it is considered that the proposal is in keeping with the surrounding buildings and bearing in mind it also complies with the major considerations of Policies ENV3, H17 and H18 it is considered that the proposal will have no significant affect on the visual amenity of the building nor the area in which the building is located.

With regards to the proposed roof lights, it is considered that although on the submitted plans the introduction of additional roof lights to the roof may appear complex and cluttered, on site you cannot easily view neither the roof nor the existing roof lights from any of the surrounding gardens. Therefore, bearing in mind the roof elevation where there are the majority of the roof lights faces away from the nearby major road, and will be not be significantly visible, it is considered that they will not cause a significantly detrimental impact on the street scene, nor have any significantly detrimental impact on the character of the existing building.

Therefore, bearing in mind the application is in accordance with the relevant Policies, it is considered that the proposed development is of a high standard of design, will blend in well with the existing and will not undermine the character or visual amenity of the area.

The application is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21/11/2005














