Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0968/P

	Development Proposed:
	Proposed demolition of existing UPVC conservatory and construction of replacement stone built lean-to garden room extension, alterations to form additional bedroom space over existing garage and construction of a single storey garden store at The Barn, Dudley Hill, Read

	CONSULTATIONS: Parish/Town Council

	Parish 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 H10 - Residential Extensions.

Policy ENV3 - Development in Open Countryside.



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

	The application relates to a former agricultural building which was converted to a dwelling following a planning permission granted by the former Burnley Rural District Council in 1972 (7/7/7457).  That planning permission did not include any conditions concerning removal of permitted development rights etc, and it was not the best designed barn conversion in the first place.  Since that permission, the appearance of the building has been further compromised by a large single storey extension for which permission was granted under reference 3/1979/0150/P and a predominantly glazed garden room which was approved under reference 3/2001/0599/P.

At the front of the building, there is a single storey projection with a lean-to roof which contains a garage and a car port.  In the main first floor front elevation (ie above the garage roof) is a centrally located large paned window.  The first part of the proposal is to extend above the garage/car port by projecting the existing main roof forward as a catslide, with conservation type roof lights.  I consider that this would considerably improve the existing appearance of the front elevation of the building.  

At the rear, planning permission is sought for the demolition of the existing garden room and its replacement with a stone built pitched roofed extension which would be attached to the existing (1979) extension by a pitched roofed glazed link.  Again, I consider that this would also represent a considerable improvement on the existing appearance of the rear elevation of the dwelling.

Finally, a small stone built extension with a lean-to roof is proposed for the southern gable elevation.  I can see no objections to this most minor element of the application.  

A bat and barn owl survey report submitted with the application concludes that the proposed works do not pose any threat of loss or disturbance to a bat or barn owl roost or to a breeding bat or barn owl population.

All external materials are to match the existing property.  For the reasons explained above, I consider the proposal to be acceptable with regards to the consideration of visual amenity.  I also do not consider that the proposal would have any detrimental effects upon the amenities of any nearby residents.

Overall, therefore, 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.


DATE INSPECTED: 8 November 2007














