Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0403/P

	Development Proposed:
	Single storey extension to rear of dwelling and extension of house into barn (Re-submission) at White Stones Farm, Bolton-by-Bowland



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments have been 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 ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H16 – Building Conversions – Buildings to be converted.

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 detached and isolated property within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan. An application was approved in March 2009 for one single storey extension to rear of dwelling, the extension of the existing house into the attached barn, the erection of garage and stable block with 4 no. stables, tack, drying and feed rooms, with provision for muck cart, wood store and gym, and the creation of a sand paddock and new septic tank to serve the property. This re-submission for the scheme involves the replacement of the previously retained greenhouse structure on the rear elevation with an additional lean-to extension with extended canopy.
As the rest of the scheme remains unchanged, the main issue is the impact of the proposed alteration on the character of the property. In considering this, it is also prudent to note that under the new Permitted Development Regulations, the proposed rear extension to the property can be erected without requiring formal consent. As such, bearing in mind the above, it is considered that the scheme has been designed to be a sympathetic conversion maximising use of all the existing openings and minimising the no. of new openings. In respect of the new extension, again the scheme has been designed to be a sympathetic addition to the main property, and therefore minimising the visual impact of the alterations. The proposal is therefore considered to have no significant detrimental visual impact on 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: 13/01/2009











