Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2007/0109/P

	Development Proposed:
	Double garage with office/shower room and conversion of existing garage/utility to playroom/utility at Bonny Bird Barn Belle Vue Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from an adjoining resident who expresses no objections to the proposal.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

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:

	The application relates to a detached barn conversion dwelling on the north side of Belle Vue Lane, Waddington opposite the Lower Buck public house.  The planning permission for the conversion was granted in 1988 under reference 3/88/0580/P (change of use) and 3/88/0826/P (reserved matters).  The property is within the settlement boundary of Waddington and is adjoined on three sides by the curtilages of more modern dwellings.  It is also, however, within the Area of Outstanding Natural Beauty.  

In January 2006 planning permission was granted for a single storey rear extension on to the dwelling (3/2006/0005/P), which has been built.  The applicant has recently purchased part of the rear garden of a property known as Beresford at the rear of the site on Beechthorpe Avenue.  This current application seeks planning permission for the erection of a double garage with office and shower room above on this newly purchased piece of land.  The previous owner of the land has submitted a letter expressing no objections to the erection of a garage, and the agent says in a covering letter with the application, that the other nearest neighbour, West Lea to the east of the site, has also approved the scheme (although no correspondence has been received from this neighbour).

The proposed garage will be constructed in coursed stone with a Welsh slate roof.  It will have dimensions of 7.4m x 6.5m with an eaves height of 3.2m and a ridge height of 5.7m (as measured from the lower ground level at the front of the garage).  The existing garden area upon which the building will be erected is higher than the level at the front, and will be excavated down to the frontage level.  The respective heights of the building above the surrounding raised gardens (and therefore the heights perceived by the neighbours) are 2.5m to eaves and 4.8m to ridge.  The office and shower room would be within the roof space and would obtain natural light by one roof light in the front and two roof lights in the rear roof slope.  Access to the first floor would be by external stone steps and an entrance door on the western side elevation (ie facing the applicant’s own garden and dwelling).  

I do not consider that the rooflights or the first floor entrance door would have any seriously detrimental effects on the privacy of adjoining residents.  I also consider the size and precise siting of the garage to be such that it would not be overbearing on neighbouring residents or result in any serious loss of light to any of their habitable room windows.

The other element of the application is that the existing garage, which is attached to the western side of the dwelling, and has access immediately off Belle Vue Lane, will be converted into a play room.  I can see no objections to this element of the proposal.

Overall, subject to appropriate conditions, I can see no objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.
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