Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2006/0644/P

	Development Proposed:
	Resubmission of approved scheme (planning permission 3/98/0666/P) with design amendments for the conversion of barn into three dwellings. Constructions of two new detached garages.  Installation of new sewage treatment plant and soakaways including associated external works and existing access improvements at Barns 1 and 2 and land at High House Farm, Longridge.

	CONSULTATIONS: Parish/Town Council

	Town Council – Providing the criteria for barn development and the criteria for highways are met then no objection.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I do not have a copy of the agreed scheme or planning conditions previously imposed but presume that the scheme shown on the submitted plan reflects these.  My only comment is that the access track to the conversions should be ungated and have a 5m minimum clear width, ie any boundaries to the track should be set back 500mm clear of the access track.  In addition, the full extent of visibility splay shown must be kept clear of any obstructions whatsoever above road level.  Please ensure that these requirements are imposed on any consent granted.  



	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 H17 - Building Conversions - Design Matters.

Policy 20 Lancashire Landscapes Joint Lancashire Structure Plan. 



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

	This application details revisions to a scheme which had previously had consent for conversion (3/98/0666/P) and which obtained permission for a variation of the condition regarding the time for completion of external works under 3/05/1081/P.  Under that submission it was considered that a start on the development had been made within the prescribed time frame and thus it is just the detailed design matters that now need due consideration.  

The site comprises two barns both of which are shown as having alterations.  Barn 1 would have modest alterations to the shape of the windows at first floor on its southern gable elevation which would not have an adverse impact on the building’s character.  Barn 2 is to be subdivided into two units with garage accommodation previously being approved within the structure.  The plans now depict two detached garages set within their respective approved curtilages.  These would have overall approximate dimensions of 6m x 6.5m x 4m in height being constructed of stone under slate roofs.  In terms of the visual impact of these structures I do not consider that they would prove visually prominent in the wider landscape nor would they affect the setting/character of the barns.  I am mindful of the relationship between garage A and Barn 1 but again consider that, given the distances involved, the presence of a garage would not appear as a over-dominant structure significantly affecting their residential amenity.  

In terms of alterations of the barn itself the main change is introduce glazing into the existing cart opening in the east elevation and full height glazed panels to where the other garage was to be.  Other works involve insertion of a number of velux to Barn 2 on its eastern elevation and provided these are of the conservation style and fit flush with the roof I do not consider they would prove detrimental to the character of this building.

Therefore having regard to all of the above I am of the opinion that the works would not have a significantly detrimental impact on the character of the building or wider visual amenity and 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: 














