Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2009/0381/P

	Development Proposed:
	Internal remodelling of previously converted residential store adjoining house at Mere Syke Farm, including associated external fenestration alterations and improvements.  Partial demolition and alterations to existing residential garage/workshop and store outbuilding at Mere Syke Farm, Wigglesworth

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	Consent is sought for the internal remodelling of ancillary living accommodation resulting in external fenestration alterations, namely the insertion of an additional gable window, new rear first floor window, a stone/glass treatment to the rear cart door opening, four slit first floor windows in the front elevation, three Velux to the rear and front roofscapes and a black metal roof flue terminal on the rear.  In respect of these works the plans had originally shown a different style of window to three existing front elevation openings but negotiations have resulted in amendments to their form.

The main works are to the rear and I consider that the treatment shown is appropriate and would not significantly detract from the characteristics of the building or visual amenities of the wider area.  I note the provision of a metal flue to the rear roofscape but given this is on the rear, on balance I do not consider that it would be unduly dominant on this prominent roadside building.

The second set of works proposed under this application is the partial demolition and rebuilding of detached outbuildings to form a triple garage and very modest home office.  Approximate dimensions of the structure as rebuilt would be 14.5m x 6.4m x 4.8m to the apex of its pitch with construction materials of stone under a slate roof.  The garage structure is set to the south of the house and I am mindful of a mature tree set to the side of the dwelling and the potential impact which these works may have on it.  However, it was evident on site that in forming the driveway along the gable of the property the ground level surrounding the tree has been altered and thus given that the tree’s stability may have already been adversely affected I am considering this element of the proposal on visual and residential amenity grounds only and not impact on the tree as it has possibly already been compromised.  Given that the nearest dwelling is set approximately 24m to the northeast I do not consider that their existing amenities would be significantly affected by a single storey structure of this nature.

In visual terms, whilst this is a long building it is of a simplistic design and I do not consider that it would prove significantly detrimental to the visual amenities of the area.  I thus recommend accordingly.



	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: 26 June 2009














