Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0133/P

	Development Proposed:
	Garage conversion and glazed link extension (single storey) at White Carr Lodge Barn, Dilworth Bottoms, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections in principle on highway safety grounds as the submitted plans indicate that sufficient off-street parking remains available within the site to ensure that there would be no displacement of vehicles onto the highway.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy H17 - Building Conversions - Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application site comprises a detached barn conversion dwelling with a detached double garage.

In 2002 an application was received which sought retrospective permission for a porch that had been erected without permission on the southern side elevation of the property (3/2002/0941/P).  This was recommended to Planning and Development Committee for refusal for the reason that the porch represented an inappropriate and visually discordant urban addition on a visually prominent elevation which detracted from the appearance and character of the former agricultural building contrary to the requirements of Policies G1, H17 and H18 of the Ribble Valley Districtwide Local Plan.  It was also recommended that enforcement action be authorised to secure the removal of the porch.  Committee, however, resolved to grant retrospective permission for the retention for the porch.

In this current application it is proposed to convert the existing garage into additional living accommodation.  The existing garage doors would be removed and replaced with a frameless glass unit.  A new glazed door opening would be formed in the north west elevation of the garage.  A small utility room extension would be built onto the south west side of the garage with the existing garage roof continued down over the top of the extension.  A single storey frameless glass link incorporating a flat glass roof would link the garage with the main house.

The main issue in the consideration of this application relates to the effects of the proposal on the character and appearance of the property itself and upon the locality in general.

The alterations and extensions proposed have been devised to retain the character and integrity of the barn.  The glazed link will maintain the separate identity of the garage from the barn and as a lightweight link with views through, will appear as a discreet addition to the barn, both in scale and form.  This is assisted by the frameless glazing which ensures the structure appears as a discreet, potentially reversible addition.

The glazed link is also set back behind the rear elevation of the dwelling and whilst it will be visible on approaching from the south west, it will appear very much recessive relative to the substantial massing of the dwelling.  The alterations to the garage are relatively minor, with the addition of a small utility room being the only additional built form.  This would be constructed using matching stonework.  The overall form of the garage as an ancillary building to the main dwelling would appear unaltered.

In all respects, the proposals comprise modest additions and alterations which respect the form and character of the main building, whilst providing a more functional space for the applicants.  It is therefore considered that the design issues covered by Policy H17 of the local plan have been satisfied in this proposal (Policy H18 that related specifically to extensions to barn conversions is not a saved policy in the local plan.

During pre-application discussions, the applicants agent was informed that the scheme might be supported provided the existing porch extension on the prominent gable end of the main dwelling was demolished.

Subject to a condition to require the demolition of the existing porch prior to the commencement of development, I consider that the overall result of this proposal would be to improve the appearance and character of the property.

There are no neighbours close enough to be in any way affected by the proposal and the County Surveyor has no objections on highway safety grounds.



	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: 9 April 2010














