Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0576/P

	Development Proposed:
	Proposed alterations to existing garage to create a bedroom at first floor over the existing ground floor space in the garage, with a two-storey side extension to the garage to provide new stair and ground floor W.C. at Middle Barn, off Nook Lane, Bolton-by-Bowland, Lancashire.



	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: Additional Representations

	No observations or comments have been received within the statutory 21-day consultation period.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 – Development in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application seeks permission for alterations to existing garage to create a bedroom at first floor over the existing ground floor space in the garage, and also add a two-storey side extension to the garage to provide new stair access and ground floor W.C. The site is situated within the Bolton-by-Bowland Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty, but the site lies outside the village boundary. As such, Policies ENV1 and ENV16 are applicable. The key issues concerning this application are the proposals potential visual impact on the character of the property, on views both in and out of the Area of Outstanding Natural Beauty, on the setting and character of the Conservation Area, and any potential impact on the amenity of the nearby neighbouring properties.
The barn was approved for conversion in 2003, along with a new build detached garage, and with the link building between the two being granted permission in 2004. It is clear that these permissions sought to ensure that the barn remained the dominant building. In order to provide the required bedroom at first floor above the garage, the scheme involves the raising of the ridge of the garage and also the creation of a two-storey extension to the side of the building in order to create an internal staircase. Bearing in mind previous decisions at the site, and following discussions with the Agent, the increase in height of the ridge has been kept at a minimum, as has the height of the side extension. In addition, the proposed alterations and extensions have been altered in order to ensure the windows are unfussy and that the side extension appears subservient and undomesticated. The plans submitted now depict the roof being raised from 4.5m to 5.8m, with the side extension being reduced from 5.5m to 4.7m, with the roof pitch altered to a lean-to. As such, due to the alterations to the scheme and that the barn will remain the dominant building on site, that there are only limited views of the site and indeed this area of the A.O.N.B. and Conservation Area, from a visual point of view, the proposal is considered to be acceptable, and will have no significant visual impact on the character and setting of the building itself, the Bolton-by-Bowland Conservation Area or on the Forest of Bowland A.O.N.B.

With regards to the impact on the amenity of nearby neighbours, there are no nearby properties affected by the scheme, and as such I do not consider there will be any loss of privacy caused by the new extension.

Therefore, it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on the amenity of the nearby neighbours and have no significant visual impact on the character and setting of the Conservation Area, nor on the setting of the Forest of Bowland A.O.N.B. As such, the application is granted accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and would have an acceptable impact upon the character and setting of the building, and given its design, size and location would not result in visual detriment to the surrounding area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13/08/2009











