Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2009/0430/P

	Development Proposed:
	Existing conservatory to be replaced with a single storey extension, construction of a corridor linking an existing utility room to garage.  Part of the garage to be converted to a new utility room, the existing steps up to the first floor of the garage to be removed and new steps formed using existing materials at Good Heys Farm, Thornley-with-Wheatley.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Consent is sought for a number of works to a detached dwelling within the Area of Outstanding Natural Beauty.  The property has a detached two storey outbuilding that accommodates garaging and stables at ground floor with storage and office above, with there presently being a 2.5m high stone wall with gateway extending across the gap between the two structures.  This application seeks to provide a proper link corridor approximately 2.5m in width immediately to the rear (and incorporating the existing) wall.  The link corridor would have a slate pitched roof and glazed doorway openings to its rear elevation – from the access track that leads to Good Heys Barn to its south only the roof would be visible.  Given that these works are linking two more substantial buildings and therefore clearly subservient, coupled with the fact that there is already a wall between the two, I do not consider these works so significantly detrimental to visual characteristics of the Area of Outstanding Natural Beauty as to warrant a refusal.


Works to the outbuilding itself involve the removal of a set of garage doors and replacement with traditional window opening.  Whilst this would provide a more domestic/residential appearance to that building I am mindful that these works may not, in themselves, require formal consent.  

Next it is proposed to reposition an exterior staircase on the gable and doorway at first floor of this building.  Non of these works would, I consider, prove detrimental to visual or adjacent residential amenity.

The final set of works is to the house itself and involves the removal of a conservatory on the gable elevation and replacement with a more traditional extension that matches the style of the utility.  It would have a lean-to roof with overall approximate dimensions of 3.9m x 2.5m x 3.7m in height constructed of stone and slate.  These works represent an enhancement to the building and thus I consider them satisfactory.  

Therefore, having carefully considered all of the above I am of the opinion that the scheme should be looked upon favourably.  



	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: 2 JULY 09














