Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2006/0304/P

	Development Proposed:
	Construction of new detached natural stone garage and dog kennel part built into banking in garden, proposed remodelling of existing house including replacing white uPVC windows with timber effect double glazed units, new patio doors to replace existing garage door and new fireplace with black stainless steel flue roof terminal at Seedall’s Barn, Easington Road, Cow Ark, Clitheroe. 

	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 G5 - Settlement Strategy.

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:

	This planning application details minor alterations to the barn itself and a detached garage within the domestic curtilage.  The alterations to the barn include replacing three white uPVC windows on the lean-to extension with timber effect double glazed windows, the replacement of a timber door with glazing, the replacement of garage doors with glazing (and conversion of the garage into a study), a new velux rooflight on the rear roof slope of the lean-to extension and a small stainless steel flue to the rear elevation.

These minor alterations would not prove detrimental to the character of the barn conversion, and, in my view, the replacement of the white uPVC windows will prove to be a visual improvement.

The detached garage (including machinery store) and attached kennel would be situated some 8m to the north of the barn.  The maximum dimensions are approximately 10m x 8m x 6m to the apex of the roof.  Materials used would comprise of random stone and a blue slate roof.

PTO


The property is located within the Area of Outstanding Natural Beauty in an elevated hillside position.  The land slopes upwards to the north and the garage would be built into this slope so that when viewed from the rear the proposal will appear lower in the landscape than when viewed from the front.

In summary, the siting, design and materials are considered acceptable and there are unlikely to be any adverse effects on residential amenity as the only nearby property is a sufficient distance away (approximately 25m) from the proposed garage.



	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: 18 APRIL 06














