Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2010/0191/P

	Development Proposed:
	Application for non-material amendment to planning consent 3/2007/0880/P to change siting of garage at barn no 3 (house B) at Barn No 3 (House B) Higher Standen Hey Farm, Pendleton, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – N/A.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	N/A.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H17 - Building Conversions - Design Matters.



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

	This is a retrospective application seeking a non-material amendment to a consent granted under 3/2007/0880/P which granted consents for two double garages along with alterations to openings at a barn conversion.  The barn was sub-divided with a garage shown to each unit – one to the side and the other to the rear.  Both garages have been built and it is the one to the rear of barn 3 that has been constructed in the wrong location and is the subject of this application.

There is no statutory definition of what constitutes a non-material amendment and the decision can vary as to whether something could be considered as such depending upon the context of the revisions sought.  In this particular instance, I am mindful of the potential impact on both residential and visual amenity, having regard to the fact that there is a public right of way network that runs along the developments north, east and southern boundaries.

With regard to residential amenity, I do not consider that the relocation of the barn would prove to have a significantly different impact than in the location previously approved.  It is set away from the common boundary and would thus not impact on light or privacy.

Thus regard should be given to the visual impact of building the garage in the incorrect location.  In determining the original application, consideration was given to the location of the garages and impact on the character of the barn to be converted.  The approved location of the garage is at the western corner of the garden over 20m away from the rear elevation of the barn with it having been built approximately 12m from the rear of the barn.  All external works to the fabric of the barn conversion have been carried out with paving provided to the side and leading up to the garage.  No detailed plans of the garages construction have been provided but it does include 2 velux window in the rear elevation which were not detailed on the original drawings.  When viewing the site from the south, the garage is seen within the overall outline of the barn conversion and having very carefully considered the impact of the relocated garage on the character and appearance of the barn, I conclude that no significant detriment would be caused.  Thus in this particular instance, I am of the opinion that this retrospective non-material amendment should be granted.



	SUMMARY OF REASONS FOR APPROVAL:

	N/A.



	RECOMMENDATION: That the application be granted.


DATE INSPECTED: 














