Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2010/0438/P

	Development Proposed:
	Application for non-material amendment – removal of external timber shutters, replace approved patio door and patio area with two roof lights on side elevation.  Change window profile and layout within the approved openings.  Revise garage elevation and scale at Stone House Barn, Blackburn Road, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H17 - Building Conversions - Design Matters.



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

	This scheme seeks consent for a number of non-material amendments at Stone House Barn in Ribchester which has permission under 3/2009/0269/P for conversion to a dwelling.  The amendments sought can best be considered as follows:

Garage

The 2009 scheme gave consent for a garage set between the barn and pub but located further back from the roadside.  The footprint of the approved garage was 6.2m x 6.2m.  The amendments sought is an increase in footprint size to approximately 7.2m x 7.2m x 5.6m in height with a more traditional roof profile.  Whilst this would increase the overall proportions of the garage, both in terms of footprint and height, I do not consider that it would significantly impact on either visual or residential amenity.

Patio Area into Roof Lights

As approved, the western roofscape facing towards the dwelling known as Stone House was to be punctuated by a patio/terrace area within the steep roof pitch meaning that the top of the pair of glazed doors was visible cut into the roofscape with the area onto which they opened obscured by the remainder of the roof.  Now it is proposed to insert two velux roof lights instead of the roof cutaway and again no objections are raised to this revision on either visual or residential amenity grounds.

Timber Shutters and Window Alterations

The approved scheme detailed the retention of timber shutters over the main two openings to either end of the front elevation with the side openings being fully glazed panels with only the two larger ones having glazing bars dividing their areas up.  It is now proposed to remove the shutters with the windows all being divided up into top or side hung openers.  In assessing this element I am mindful of the properties at either side of the building in question and the history of the structure.  The house and pub both have windows at ground floor that are of a similar style to those which have been inserted into the building.  Thus in terms of street scene the revised design of glazing would not appear significantly out of keeping.  The building is of a unique design and is unlikely to be classed as a barn in its truest sense and thus it is the view of officers that a more relaxed approach can be taken in the interpretation of Policy H17 of the Districtwide Local Plan.  It is set within the built up area of the village back from the pavement edge and at an angle which does impact on how it is viewed within the context of the street scene.  Whilst the loss of the timber shutters is regrettable, it is felt that on balance the fenestration detailing put forward would not significantly compromise the visual amenities of the area and I thus 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.


DATE INSPECTED: 














