Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0007/P

	Development Proposed:
	Proposed conversion of outbuilding to form garage and play area at Eel Beck Farm, Rimington Lane, Rimington, Lancashire, BB7 4ED.



	CONSULTATIONS: Parish/Town Council

	Parish Council – On balance the Parish Council do not object to the proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Planning Officer (Archaeology) – No archaeological comments to make.



	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 SPG – “Extensions and Alterations to Dwellings”.



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

	The application seeks permission to formally convert, alter and extended an existing outbuilding within the curtilage of Eel Beck Farm into a garage with additional ancillary rooms above which include a study, shower room, play room and games room. The concrete block built building is currently used to store one of the applicants’ cars and as an informal storage area for various garden and household items, and has been since the current owners purchased the property. The property itself is located on land defined by the Ribble Valley Districtwide Local Plan as open countryside.

The main issues concerning this proposal are in regards to the visual impact of the proposed scheme on the setting of the property within the countryside location. The proposed scheme seeks the replacement of the existing corrugated concrete sheet roof with a slate roof, and the cladding of the sides of the existing building and the proposed extension with horizontal timber oak boarding. There are existing outbuildings on site that have been clad in a similar way to that proposed by the agent. The scheme creates two formal garage areas at ground floor with a study, shower room, play room and games room above. Given the stark, industrial-like appearance of the existing building in comparison with the adjacent dwelling, the location of the building behind existing boundary screening and the size and dimensions of the proposed extension, the scheme is considered to be well designed and far more in keeping with the nearby property, and as such will have no significant impact on the setting of the property nor on the surrounding countryside. 
Therefore considering the above points, it is recommended that this application be granted conditionally. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12/02/2009














