Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/JS

	Application No: 
	3/2009/0687/P

	Development Proposed:
	Garage extension and proposed single storey extension to provide granny annex at Ellis House, Kenyon Lane, Langho

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

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

	This application is a resubmission of a previously refused and dismissed on appeal scheme on a former barn conversion at Ellis House, Kenyon Lane, Langho.  In dismissing the appeal the Inspectorate considered that a more modest extension at the side of the property would be acceptable and clearly gave guidance that should a revised application be submitted there was a considered opinion that that would be acceptable.  The proposal has now been amended following discussion to modify the original scheme with the snug room extension now linked to the side elevation with a modest ‘wrap around’ at the rear.  This would be more akin to what the original building looked like.  The garage element of the scheme remains as previously submitted in which there was no original objection.  The building is located in a relatively isolated position in close proximity to a listed building.  The extension is single storey and the side extension now measures approximately 6m x 7m and has been designed to be lower than the existing lean to extension.  In visual terms I am satisfied that the proposal would not detract from the existing character of the building which, although now a residential dwelling, still reflects some of the vernacular features of the original barn.

There are no residential properties that would be affected by the development.  

On the basis that the proposal has now been sympathetically designed and utilises similar materials to those that exist, which include blue slate and stone walling, I 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.
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