Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2006/0005/P

	Development Proposed:
	Garden room extension to existing dwelling (Resubmission) at Bonny Bird Barn, Bell View 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 - Area of Outstanding Natural Beauty.

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 Bell View 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 Area of Outstanding Natural Beauty.  In November 2005 planning permission was sought for a garden room extension on to the gabled rear elevation of this property.  This had a hipped slate roof (which was further complicated by an attempt to retain an existing first floor window) and had dwarf walls in matching stone, with the upper part of the walls being predominantly glazed.  That previous application (3/2005/0732/P) was refused for the reason that the proposed extension, by virtue of its excessive size and inappropriate design, with an excessive amount of glazing and complex roof structure, would be unsympathetic to the original form and character of this former agricultural building, contrary to Policies G1 and H18 of the Local Plan.

In this current application the hipped roof has been replaced with a gabled roof which is more appropriate to this barn conversion property;  the extension has been slightly reduced in size and improvements have been made to the fenestration.  I consider that these alterations satisfactorily address the objections to the previous scheme.

I therefore recommend accordingly that planning permission be granted.



	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: 13 JAN 06














