Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0001/P

	Development Proposed:
	proposed new garden room, entrance hall, installation of new kitchen in shippon barn at the old barn house, horton-in-craven, skipton, yorks, bd23 3jt for mr & mrs richards.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions - Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a former barn and agricultural buildings granted permission for conversion to a dwelling located in the village of Horton, which resides within open countryside as defined by the Ribble Valley Districtwide Local Plan. Pre-application advice was sought prior to submission, however the amended plans have deviated away from the scheme. Planning permission is sought to convert the existing shippon building into a kitchen and create a link extension between the existing barn dwelling and the adjoining shippon. In addition, permission is also sought for a new garden room to the rear of the property. The approximate dimensions of the link extension are 1.7m x 2.2m x 4.06m (to eaves), and the approximate dimensions of the new garden room extension are 4.2m x 6.16m x 2.3m (to the eaves).

The main issue with this application is to what affect the proposed link extension and the new garden room may have with regards to its visual impact on the converted barn, and on the visual impact of the development as a whole.

Due to the siting of the property within the small residential village it is in, the main elevation of the property is the most visible. Following the submission of amended plans altering this link extension from a fully glazed link to more of an infill link, it is considered that this proposal will have no significant visual impact on this prominent elevation, and will not significantly affect the character of the converted barn.

With regards to the proposed garden room, bearing in mind the size, location on the property and design of the proposal, it is considered to be a sympathetically designed addition, that will not significantly affect the character of the converted barn, nor have any detrimental impact on the location or on the residential amenity of the nearby neighbours.

As such, it is considered that by virtue of the following:

· The link extension being constructed so to minimise its visual impact on the front elevation of the property;

· Retaining many of the existing visual features of the barn as well as creating a more modern living space; and

· It is sympathetic in size and design compared to the nearby adjacent dwellings,

it is considered that the proposal will have no significant detrimental impact to either the original character of the building or the visual amenities of the open countryside settings.

On the basis of this, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 18/02/2008














