Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0458/P

	Development Proposed:
	Alterations to window apertures at Lowergate Barn, Twiston, Lancashire, BB7 4DE.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments received within statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H10 – Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

SPG – “Extensions and Alterations to Dwellings”.



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

	Lowergate Barn was granted consent for its conversion to a residential property in 1999. The dwelling is set away from the nearby adjacent highway to the rear of another property, no. 2 Lower Gate Barn. This application seeks two distinct alterations to the property. Permission is sought to increase the size of an existing window in the north facing gable end of the property, from 0.9m x 0.9m in size to 0.9m x 1.8m in size, in order to provide a fire escape window for the property at first floor. The escape route will provide easy access out onto the almost completed, lead roofed, link extension between the property and the garage on site. Permission is also sought to completely lower two of the three first floor windows on the rear elevation of the property; these windows will not alter in size at all. The new windows will not have an impact on the residential amenity of other properties.

In respect of the gable end window, the applicant has provided a copy of a picture of the property during its conversion to the dwelling (approved in 1999), which indicates the original size of the gable end window in question. Given this gable end is not on public view due to its position in relation to the garage and other extensions, and is only visible from within the curtilage of the property, I do not consider that the proposed increase in size of the new timber window within stone cills will have a significant impact on the character of the building. In addition, with respect to the two windows on the rear elevation, given the domestic appearance of this elevation, I do not consider the alterations proposed would be to the further detriment of the character of this particular elevation, nor indeed the building as a whole. Therefore, I consider the scheme to comply with the relevant policies, and recommended the application 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: 03/06/2010














