Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0062/P

	Development Proposed:
	Proposed demolition of existing residential outbuilding and construction of replacement outbuilding to provide ancillary residential garage, storage and family hobby/study space and a self contained holiday let including associated external works at Mill Farm, Mill Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty. 

Policy RT1 - General Recreation and Tourism Policy.



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

	The existing outbuilding to which the application relates is situated directly opposite Mill Farm which is a converted barn on the south side of Mill Lane that is occupied by the applicants and their family.  The existing outbuilding comprises two main parts.  The section to the south west provides a garage and store room and the north eastern section has been used as a hobby and utility space.  It has been altered over the years, includes a number of different external materials including plastic window frames, is in a poor state of repair, and generally detracts from the appearance of the Area of Outstanding Natural Beauty.

The proposed replacement building would be generally on the same footprint as the existing.  It would, however, be of a much more attractive and appropriate design and would be constructed using natural random stone with stone quoins and surrounds, natural slate and timber door and window frames.  

Half of the replacement building would provide garages, storage areas and playroom/home office accommodation ancillary to the main dwelling, and the other half would provide a two bedroomed unit of holiday accommodation.  Two parking spaces would be provided.

The replacement building, in my opinion, would represent an improvement on the existing building in visual terms.  The proposed building and its intended uses would also not have detrimental effects upon the amenities of any nearby residents or upon highway safety.  Overall, subject to appropriate conditions to control the use of the building, I consider the development to be appropriate and in compliance with the relevant policies of the Local Plan.  I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 1 April 2009














