Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0779 

	Development Proposed:
	Proposed storage building at Hill Top Barn, Knowle Green, Ribchester, Lancashire, PR3 2YQ.



	CONSULTATIONS: Town Council

	Ribchester Parish Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to Hill Top Barn, Clitheroe Road, Knowle Green, which was granted outline permission to be converted from a barn to a residential dwelling in 1990, with the reserved matters applications approved in 1993. Since then, the existing double garage was granted permission, and an additional extension to the garage has also recently been approved. The property lies outside a designated settlement boundary within the A.O.N.B. The application proposes the erection of a timber storage building on land to the rear of the property. The building will be constructed without foundations in order to minimise the impact on the adjacent trees. 
With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’
And Policy ENV1 states that,

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping will be important factors in deciding planning applications.’

On this basis, having assessed the proposal on site, the building will not be significantly visible from outside the site due to the trees surrounding the site and difference in land levels, and the building design, style and type is considered to be acceptable given its location within the A.O.N.B. The building will be positioned without requiring foundations, however given the close proximity of the building to the nearby trees bordering the site, I consider it necessary to condition the method used for this work, namely requiring a Geogrid system to prevent compaction and/or further root damage.

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 it affect the amenity of nearby neighbours.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 28/10/2010














