Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0493 

	Development Proposed:
	Erection of a new detached double garage with bin/log store, conversion of an existing lean-to shippon to form a new (self-contained) habitable living space to be part of the existing dwelling and the formation of a new access track at Meadow Head, Hothersall Lane, Ribchester, Lancashire, PR3 2XB.



	CONSULTATIONS: Town Council

	Longridge Town Council - No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H10 – Residential Extensions.

Policy H16 – Building Conversions – Building to be converted. 

Policy H17 – Building Conversions – Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”.


	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seek permission for the erection of a new detached double garage with bin/log store, the conversion of an existing lean-to shippon to form a new (self-contained) habitable living space to be part of the existing dwelling and the formation of a new access track at Meadow Head, Hothersall Lane, on the outskirts of Longridge. The property lies within the open countryside as designated by the Ribble Valley Districtwide Local Plan.

The existing garage on site is accessed via the existing track to the west of the courtyard area of the property, and is considered both awkward and non-reflective of the circulation of the main farmhouse, as most vehicles are parked within the courtyard closer to the main entrance to the dwelling. The proposed double garage replaces an existing single storey building that was previously used as a pigsty by the owners, that sits opposite the main farmhouse facing onto the courtyard area. The existing building measures 5.7m x 2.9m x 3.2m to the ridge. The proposed new double garage will be constructed from materials to match the existing building however it will be increased in size to approx. 7.6m x 5.8m x 4.5m to the highest point of the ridge. Given its style, design and location on site, the proposed garage is considered to add to the character and setting of the farmhouse by virtue of the creation of a more defined courtyard area, and as such, I am satisfied that the proposal complies with the relevant planning policies.

With regards to the proposed conversion of the existing lean-to shippon building into a self-contained unit, the shippon itself is the only remaining portion of the original attached barn to the main farmhouse that has not been converted, however it is also the least visible. The shippon is situated to the rear of the property, and is only visible from within the garden area to the rear. The section of the property to which it is attached has been extensively altered, including the addition of roof lights and air conditioning units, during its conversion to use as an extension to the main dwelling. The alterations proposed as part of this scheme involve the enlargement of two existing openings in order to insert two sets of french windows, and the insertion of six conservation type rooflights into the roof. Given the existing setting and character of the farmhouse and the domesticated attached barn conversion, the main consideration is whether or not the proposed works would be to its visual detriment. On this basis, I consider that given its location on site, and that the only elevation effected would be the rear elevation (the least visible), the proposed alterations are considered acceptable and will have no significant impact on the setting and character of the property.

Finally, with regards to the proposed new access track to the west of the property, the main consideration is the potential impact on the nearby trees indicated on the proposals plan. The proposed track will retain the existing ability to gain access to the land at the rear of the site for maintenance purposes, and is required, as the existing track will have the new double garage built on it. Information was requested from the Agent in respect of the sycamore tree located adjacent to the new track in order to calculate the Root Protection Area. Following receipt of this information it was clear that the track originally proposed (tarmac) would not be suitable (due to possible root compaction issues) and that a specialised track would have to be formed. The amended plans submitted on the 9th of August indicate the new track, however this will also be the subject of a planning condition to control its retention as a porous, non-construction track.
Therefore, as the proposed development outlined above is considered to comply with the relevant planning policies, 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 or on the amenity of nearby neighbours.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/08/2010














