Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0882/P

	Development Proposed:
	Proposed alterations to existing residential store to provide improved living and bedroom accommodation, including demolition of contemporary rear lean-to, demolition of exiting stables/store outbuilding and construction of replacement stables with manure store and new garage with rear oil tank compound and associated external works at Carters Farm, Carters Lane, Paythorne

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Carters Farm is located at the end of an approximately 50m long access driveway off the northern side of Carters Lane, close to its junction with Hellifield Road.  It is a relatively isolated property that is within the open countryside but just outside the boundary of the Area of Outstanding Natural Beauty.   

It is a dwelling with an attached former barn that now appears to be used for domestic storage purposes, although the existing barn door in the front elevation is still in place.  The dwelling occupies the eastern half of the building and the former barn the western half.  There is an existing stable building adjoining the western side of the main building.

There are three elements to the application that I will describe and discuss in turn.

It is proposed to convert/adapt the former barn (presently domestic storage) to provide improved living and bedroom accommodation.  This would be done by using and adapting external door and window openings throughout (including the cart door in the front elevation) and would include the demolition of an existing inappropriate relatively modern single storey rear extension.  I consider that this element of the application has been appropriately designed and would not detract from the appearance of the building itself or the locality in general.

The proposed garage block is appropriately designed with a pitched roof and would be constructed using natural stone to the main front elevation to match the main house, and render with natural stone quoins to the other elevations.  The roof would be natural slate to match the house.

The existing unattractive stables, which comprise rendered walls and a corrugated sheet roof, are to be demolished and replaced by a new building containing three loose boxes and tack room.  The replacement stables would be of similar design and external materials as the garage block.  

I consider both the garage building and the stables to be acceptable with regards to the visual amenities of the locality.  

There are no neighbours close enough to be affected by any aspect of the application and no highway safety issues.

Overall, I can therefore see no sustainable objections to the application.



	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: 29 JANUARY 2010














