Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0786/P

	Development Proposed:
	Demolition of existing garage and relocation of garage, carport, home office/home hobby room and garden store in the North East corner of the site at Oak Farm Barn, Longsight Road, Clayton-Le-Dale, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Officer) – No observations or comments received within the statutory 21-day consultation period.

United Utilities – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

Policy H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

PPS5 – Planning for the Historic Environment.



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

	The application relates to a large barn conversion dwelling off Longsight Road, close to the

junction with Oaks Brow, Clayton-Ie-Dale which lies outside the village boundary of Copster

Green as defined in the Local Plan. The curtilage of the property includes an existing hard surfaced parking area to the front of the dwelling, which is served by an access track from Longsight Road, which also serves the property Oaks Farm. Permission was granted in 2007 for a new detached garage/workshop at the site, however this was never erected.

This proposal seeks consent for the removal of the existing single storey garage in order to erect a new garage, carport, home office/home hobby room and garden store building to the NE corner of the site, close to where the double garage was approved in 2007. The building proposed utilises the land levels on site, with the roofline stepping down as it moves away from the main dwelling. The ridge height closest to the dwelling (the garage/car port element) measures at approx. 4.5m, with the height of the ridge of the roof over the office/hobby/store room measuring at 4.7m high. The building will measure approx. 15.2m long, with the garage/car port element measuring 7.15m wide and the home/hobby/store room measuring 5m in width. The building will be constructed in stone and slate with oak timber frames as detailing.

The barn adjacent to this new garage is considered to be a non-designated Heritage Asset (see PPS5) and have historical interest, however there has been no information supplied with the application regarding the proposal and its effect on the historic character of the building. Despite this, and with respect to PPS5, the following Policies and their considerations are considered relevant,
· Policy HE9.4 states that “Where a proposal has a harmful impact on the significance of a designated heritage asset which is less than substantial harm, in all cases local planning authorities should;

(i)

weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and recognise that the greater the harm to the significance of the heritage asset the greater the justification will be needed for any loss”, and

(ii)

recognise that the greater the harm to the significance of the heritage asset the greater the justification will be needed for any loss”.

Given the distance between the garage and existing dwelling, the main concern is whether the introduction of the building will have a detrimental visual impact on the setting and character of the building and surrounding buildings as a whole. Taking into account the above Policies and guidance, in this instance given permission was granted for a garage building in a similar location at this site in 2007 (3/2007/0925/P), albeit smaller than what is proposed here, the test is therefore whether or not this scheme is any more/less visually intrusive than that approved. As such, given the hidden nature of the site from the adjacent highway, and relatively modest scale of the proposal, I have no objections in principal to the development as the proposal is considered to be visually acceptable both in terms of the limited impact on the existing building and also on the character and setting of the site as a whole.

On this basis, 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 planning permission be granted.


DATE INSPECTED:  26/05/11








