Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0705/P

	Development Proposed:
	Revised application for approved scheme 3/2009/0753/P change of use from a barn to a dwelling at Moor House Farm, Clitheroe Road, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



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

	This application seeks consent for a change of use of a barn to dwelling within land designated open countryside.  The barn is set approximately 230m to the south of Clitheroe Road accessed via a single width track that also serves Moor House Farm, a grade II listed building some 30m to its south east.  Consent was originally granted for the conversion of this building to a dwelling under 3/74/0294/P and it has previously been agreed that works commenced on implementing that consent with permission given under 3/09/0753/P for a design of conversion that was more in-keeping with the landscape character of the area.  Thus, there is a valid consent on this building with the scheme proposed now showing variations from the 2009 scheme as follows:

The main alterations to the northern gable is the provision of an attached garage with approximate dimensions of 4.5m x 10m x 4.5m to the apex of its pitch.  It would be set back from the front building line of the barn and be treated as an agricultural outbuilding clad in Yorkshire timber boarding under a slate roof.  

The east elevation would retain all existing openings with full velux openings in the roofscape.  The existing wagon entrance would be fitted with full height barn doors with no new windows shown to this elevation.

In terms of treatment to the west (rear) elevation, the scheme varies from that previously approved by modifying the expanse of glazing to the lean-to section and inserting two windows to the two storey section.  

The southern gable wall is the wall that needs to be rebuilt with the plans now showing a narrow full height first floor opening off set from centre and a triangular glazed opening within the apex of the pitch.

The scheme has been subject of extensive pre-application discussions following a refusal under 3/2010/0404/P in order to secure the design put forward here.  Having regard to the saved policies of the DWLP I am of the opinion that the works shown would represent a sympathetic treatment of this building and would not prove significantly detrimental to the visual characteristics of the area.  I am mindful that the public footpath network runs to the north and east of the property but on the basis of the information provided do not consider that those routes would be compromised.  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: 














