Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JS/SW

	Application No: 
	3/2006/0054/P

	Development Proposed:
	Refurbishment and alterations to existing barn conversion, including construction of new detached garage and closure of existing entrance gates, the creation of new drive and 2 new field entrances off Woodhouse Lane.  Installation of new sewerage treatment plant/soakaway and new borehole water supply at Pages Barn,  Woodhouse Lane, Slaidburn

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Would not want to resist the application bas it is a significant improvement over the existing situation and provides a much safer access arrangement.



	CONSULTATIONS: Nearby Residents

	One letter has been received which, whilst not objecting, asks that we ensure in any planning permission granted that effluent from the sewage treatment plant via a soakaway does not contaminate the area through which the water main runs.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Policy 20 ‘Lancashire’s Landscape’ Joint Lancashire Structure Plan



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

	Consent is sought for a number of works to a property within the Area of Outstanding Natural Beauty.  Firstly it is proposed to demolish a small porch on the gable of a barn conversion and replace with a larger single storey utility room.  Approximate dimensions would be 4m x 3m x 3.8m to the apex of its pitch being constructed of stone under a slate roof.  The structure it is to replace was not part of the originally converted barn but additive form and I do not believe that the works shown here would significantly detract from the character of this conversion.

Next it is proposed to erect a detached double garage within the curtilage area of the dwelling to its west.  Approximate dimensions of this are 13m x 7m x 4.6m to the apex of its pitch, again constructed of stone under a slated roof.  This is set sufficient distance from the dwelling so as not to impact on its character yet within reasonable distance so that it is not seen in isolation.  Existing established tree coverage on site would not be conversely affected by its new structure and, on this basis, I conclude that again this element would not be contrary to policy.

The final part of the proposal involves forming two new field accesses and relocating the existing access to the barn conversion.  These involve new walls, timber gates etc and from both a highway and visual amenity point of view would not prove significantly detrimental.

Therefore, having carefully considered all the above, I do not believe that approval of the works would prove significantly detrimental to the visual qualities of the Area of Outstanding Natural Beauty and thus recommend 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














