Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2006/0541/P

	Development Proposed:
	Proposed demolition and rebuild of existing garage, cabinet makers workshop and stable building. Demolition and rebuild of existing store adjoining house to provide garage and office studio space above. External works and landscaping at FELLSIDE FARM, SMALDEN LANE, GRINDLETON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Archaeology): No observations to make.



	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 RT16 – Development Involving the Keeping or Riding of Horses

Policy SPG – “Extensions and Alterations to Dwellings”



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

	This planning application details two proposals: a two storey extension to the north facing side of the property in place of an existing single storey extension to provide office studio and, secondly, a replacement building at the rear of the farmhouse to provide stables, garage and cabinet makers workshop.  

The two storey extension to the house would have a marginally bigger footprint than the existing extension having dimensions of approx. 9.3m x 6.8m x 4.3m to eaves and 6.3m to the pitch.  The extension would be built in matching stone and slate.  This would be clearly subservient to the main house and has an acceptable impact on the AONB.  The nearest residential properties at Herris’s Farm are some 130m away from the site and would not be affected by either proposal.

The existing detached building at the rear of the house provides a cabinet makers workshop with stables and would be replaced with a building of similar footprint but would be higher having a ridge height of approx. 5.3m.  In my opinion, the replacement, though larger, would be sympathetic to the area in terms of design, scale and materials (stone and slate) and, indeed, would be a visual improvement on the existing building, which is render coated with a tin monopitch roof.  The new building would be moved slightly further back towards the access track to improve vehicular access and is to be landscaped at the rear elevation to soften the visual impact.

The existing cabinet makers workshop has been used by the applicant for the last 6 years and he would be willing to accept a condition which restricted the use of it to people living at the farm only.  As such, I do not consider that the use would have any adverse impact on highway safety.

I therefore 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: 21 September 2006














