Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2006/0344/P

	Development Proposed:
	Proposed full conversion to residential use for barn (already existing extension into barn), demolition of lean-to piggery and adjacent building, build new conservatory and boiler room on existing building line, and remove tree to provide adequate drainage at High Head Farm, Tosside.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	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 H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.



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

	High Head Farm is an isolated former farmhouse with an attached barn which is served by an approximately 120m long track off the north side of the main road between Tosside and Slaidburn.

Permission is sought, firstly, for the conversion of the attached barn to form additional living accommodation for the existing house (it is not proposed to form a separate unit).  As originally submitted, there was an excess number of proposed new window openings and the unnecessary reduction of two existing door openings to form windows.  Amended plans were received on 14 July 2006.  These show the deletion of two non essential new windows in the rear elevation and the retention of the existing door openings but in the form of full height windows.  As amended, the conversion properly utilises existing window and door openings;  the existing stone surrounds to the openings will be retained and this feature will be used in all new openings; and the door and window frames would be of wood construction.  I consider the details of the conversion scheme to be acceptable.

Secondly, planning permission is sought for two small pitched roofed porches, one on the front elevation and one on the rear elevation of the existing dwelling part of the building.  On this particular part of the building I consider the porches to be acceptable (as slightly smaller porches could be erected in the same positions as permitted developments).  

Finally, planning permission is sought for a boiler room and conservatory extension onto the gable end of the existing barn part of the building.  This is to replace the former single storey lean-to addition on that end of the building which has recently been demolished.  As originally submitted, the design of this extension was totally inappropriate, but this has been addressed by the amended plans, and is now acceptable.

Overall, as amended, I consider that all three elements of the proposal are acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would not detract from either the appearance and character of the building itself or the wider locality.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 17 MAY 06














