Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0021/P

	Development Proposed:
	Proposed single storey link/garage extension and loft conversion at Oak Barn, Norcross Farm, Hothersall Lane, Hothersall, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Town Council - No objections.



	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 ENV3 – Development within Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a barn conversion within open countryside on the outskirts of Longridge. Permission was granted in 2001 for its conversion. Planning permission is sought for a single storey extension to the rear of the existing double garage, in order to create a games room, a flat roofed, glazed link extension between the garage and the main dwelling and the insertion of two new roof lights on the rear elevation of the roof to provide light to the converted attic in the roof space. The main concerns with regards to this scheme are the potential impact on the character of the property, and of course any potential impact on the amenity of neighbouring properties.

The conversion of the barn to a residential property has been sympathetically designed, retaining the majority of the openings as we existing, as well as the garden wall linking the garage to the barn. As such, it was considered important to limit the impact of the extensions on the character of the property, and utilise the features on site.

The dimensions of the extension to the garage ensure that it projects no further than the rear elevation of the barn, and there are no openings in the side elevation that is visible from the access track up to the collection of dwellings. Indeed, the openings in the rear elevation also reflect those in the main dwelling, which ensure the building is not over-domesticated in its appearance.

With regards to the glazed link extension, the scheme has been altered at my request in order to reduce the impact of the extension on the character of the property and also to ensure the link be subservient to the main dwelling. The amended plans submitted on the 26th of February carefully utilise the existing garden wall to mask the link, which now has a flat, lead roof with glazing panels to the rear, containing it within the built form of the garage and the barn. Therefore, given the location of the glazed link, and that it will not be clearly visible from nearby vantage points, it is considered that the altered glazed link has been designed to minimise its visual impact on both the front and the rear elevation of the property and will therefore will have no significant detrimental impact to either the original character of the building or the visual amenities of the open countryside settings.

Finally, in respect of the two additional roof lights, given their location on the rear elevation of the building, I have no objections on visual grounds.

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: 04/02/2010














