Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2007/0880/P

	Development Proposed:
	Detached double garages and alterations to openings from planning permission 3/2000/0501/P at Barn No 3, Higher Standen Hey Farm, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H17 - Building Conversions - Design Matters.



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

	This application details revisions to the window openings of a previously approved barn conversion scheme and provision of two detached double garages to serve the new dwellings.  In terms of window openings, the main elevations affected are front and rear with the revisions to the front considered more appropriate than those originally approved under 3/2000/0501/P.  In terms of works to the rear, originally there had been a lean-to extension and thus the approved openings had been newly formed ones.  The alterations put forward here therefore are not detracting from any original character of this elevation and thus acceptable.  The plans also denote soil stacks to the exterior of the building on a gable and a mid point on both front and rear elevations.  Discussions with the builder on site confirmed that these have actually been sited internally and request the building Inspector.  On the basis of this the works to the barn itself are considered appropriate and would not result in significant detriment to either its character or wider visual amenity.  

With regard to the garages each has dimensions of approximately 7m x 6.2m x 5.1m in height being constructed of stone under slate roofs.  The design is such that the doorways are of a cart door style with arches picking up the characteristics of a semi ruinous granary building at the entrance to the site.  I am of the opinion that the garages (one to the side and the other to the rear of the barn) would be set sufficient distance from the buildings so as not to adversely affect its character.  Nor would they prove detrimental to the visual qualities of the area.  On the basis of this 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: 12 November 2007














