Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0212/P

	Development Proposed:
	Proposed conversion of barn/storage accommodation to residential accommodation in conjunction with existing dwelling at Knott End Farm, Leagram, Lancashire, PR3 2QT.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – The amended plan clearly shows adequate off street parking provision for his development. I have no further highway comments.



	CONSULTATIONS: Additional Consultees.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The proposed application seeks permission for various external and internal alterations to Knott End Farm, Leagram that lies within the Forest of Bowland A.O.N.B. as designated within the Ribble Valley Districtwide Local Plan. The property at present is a two bedroom property over two stories, with a kitchen, dining room, lounge, bathroom and utility room at ground floor. This proposal seeks permission to convert the remaining storage areas at ground and first floor into additional residential accommodation in the form of a new larger lounge area and entrance hall at ground floor level, and two bedrooms, two en-suite bathrooms and an office area at first floor. There have been no other alterations to the building.

The proposed alterations require the insertion of five additional Conservation Type rooflights on the east roof elevation, two new windows at first floor level and one at ground floor level in the south elevation and the creation of a new opening at ground floor in the west elevation by virtue of a previous opening being unblocked, and a new window opening at first floor level. In addition, all of the existing windows and doors are to be replaced by painted timber doors and windows so that they all match. As such, bearing in mind the minimal number of additional openings, and that those proposed are of a size and style to match the existing openings, it is considered that the scheme has been sympathetically designed and as such will have no significant affect on the setting of the A.O.N.B. or on the character of the existing building.

With regards to the comments from the LCC Highways Officer, as the applicant has now shown sufficient off road parking on site, there are no concerns from a highways point of view.

As such it is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Forest of Bowland Area of Outstanding Natural Beauty.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 10/04/2008














