Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/0959/P

	Development Proposed:
	Erection of New Wood Cabin to Replace Existing Dilapidated One Located in Corner of Garden at Riverside Barn, Riverside, Ribchester, Preston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal, however there are concerns over the size of the proposed new cabin.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeological Officer – They do not consider any further archaeological response necessary.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy ENV16 - Development Within Conservation Areas.

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 recently converted barn outside the village boundary of Ribchester. The property gained consent in 2000 to be converted for residential use and is located approx. 16 metres away from the River Ribble.
The proposal is for the erection of a new wood cabin to replace an existing dilapidated one on site. The cabin/shed at present is only partially visible from the roadside due to the boundary screening on site, and is located in the corner of the garden. It is approx. 15 metres away from the house itself, and approx. 8 metres away from the garage. Normally such a development would not require formal consent under Permitted Development regulations, however due to a condition placed on the barn conversion application, any development at this site requires formal consent.

As such, it is considered that the proposal will have no affect on the visual or residential amenity of the area due to its hidden location on site, and with regards to the concerns raised by the Parish Council, with reference to the comment above, I have no concerns over the size of the cabin.

Therefore, bearing in mind the above comments, the application is 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: 29/11/2005














