Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2007/0435/P

	Development Proposed:
	Single storey infill extension between the house and garage (resubmission) at The Barn, Chapel Lane, Old Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.



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

	Consent is sought for works to a 1980s barn conversion consisting of a single storey extension to in-fill between the house and garage.  There is presently a single storey lean-to on the gable of the dwelling with the plan being to take the roof off this, elongate the works by approximately 6.8m and form a new pitched roof continuing the linear pattern of development running parallel to the roadside.  Construction materials will be stone to the rosadside elevation and hardwood glazing facing into the courtyard in front of the dwelling under an artificial slate roof.  In assessing the appropriateness of the works it is important to have regard to policies concerning barn conversions and subsequent extensions.  The guidance offered in H17 guards against extensions and additions which would detract from the functional simplicity of such buildings and those which will contribute to complexity and loss of character.  I am also mindful of comments made in relation to 3/07/0100/P at which time it was remarked that a glazed link would fill the void between the dwelling and garage and I consider this to be an important visual break affording each element their own setting.  That application also involved extending above the lean-to and promoted a glazed roof to the link structure facing into the courtyard.  The scheme has been significantly simplified since that time and having regard to the main views of the site from Chapel Lane I am now of the opinion that the gable profile of the dwelling and attached structures now put forward would be more in-keeping with the simple pattern of development associated with such buildings and the current lean-to which jars against the gable profile of the barn.  The applicant has taken on board comments made about the importance of a visual break and has designed a scheme with a ridge height approximately 1m lower than that of the garage to which it is to be attached.  Given the existing boundary treatment, there is not an uninterrupted open view between the dwelling and garage and thus having regard to the revisions to the design, I now consider there would not be any significant harm to either the character of the conversion or wider visual amenity.  For these reasons I 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














