Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0496

	Development Proposed:
	Replacement of conservatory with a porch and removal of utility room and re-building to rear. Re-submission of 3/2011/0287 at Stephen Moor Lodge, Tosside.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy H17 Building Conversions – Design Matters

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application is a re-submission of previously refused application 3/2011/0287 for the replacement of the conservatory to the front elevation of the property with a porch and sun room, and single storey extension to the rear to replace the existing utility. Permission is now sought for the replacement of the existing conservatory to the front (western) elevation of the property with a traditional stone porch measuring 2.5m x 1.4m x 3m in height to the ridge and the re-modelling of the existing utility extension to the rear with an extension measuring 4.1m x 2m x 2.3m in height to the ridge.

Stephen Moor Lodge is a traditional and relatively isolated farm building located in an Area of Outstanding Natural Beauty to the south of Gisburn Forest in Tosside. The southern half of the property was a traditional barn which was granted permission for residential conversion in 1997 (97/0856).

The previous application was refused due to the visual impact of the proposed sun room extension to the original barn conversion. This aspect has now been omitted from the scheme and as stated in my previous report I have no objection to the visual appearance of the porch extension to the front elevation and utility extension to the rear. The materials to be used are considered appropriate in this Area of Outstanding Natural beauty, they are to be erected to the original farmhouse so as not to detract from the southern half of the dwelling which forms the original barn conversion, and in addition, will compliment the property in form and design, as well as provide a significant visual improvement upon the existing extensions they are to replace.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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: 














