Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT – REFUSAL

	Ref: RH

	Application No: 
	3/2011/0989

	Development Proposed:
	Application for a Certificate of Lawful Development for the change of use of the existing garage and stable into annex accommodation including minor external alterations at Paddock Barn, Osbaldeston Lane, Osbaldeston.

	CONSULTATIONS: Parish/Town Council  - N/A

	CONSULTATIONS: Highway/Water Authority/Other Bodies – N/A

	CONSULTATIONS: Nearby Residents – N/A

	RELEVANT POLICIES: - N/A

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

	This is a Certificate of Lawfulness application for the change of use of the existing detached garage and stable block relating to Paddock Barn into annex residential accommodation. Alterations are to be made to the external elevations which are to include the insertion of full height glazing with part of the brickwork to be built up to the front (northern) elevation and the removal of the garage door to the western side elevation and the replacement with stonework and the insertion of two windows. 

Upon reviewing the planning history of the site permission was granted in 1993 (3/1993/0132) for the conversion of the main barn at Rush Paddock Farm, which was attached to the main farmhouse into two residential dwellings (now comprising of Paddock Barn and Paddock House) with the construction of detached double garages and stables. Condition 2. and 6. of this approval reads as follows:

2.) Notwithstanding the provisions of the Town and Country Planning General Development Order 1988 (or any order revoking or re-enacting that order) any future extensions, external alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to E shall not be carried out without the formal consent of the local planning authority.

6.) The stables and garages shall be used for private domestic purposes only and no business shall be carried out from within the premises.

The above condition does not remove the rights of the applicant to use the building as ancillary residential accommodation. However, Condition 2.) does restrict the rights of the applicant to make any alterations to a building within the curtilage of the property. As the proposal involves the insertion of new windows to the existing garage/stable the works do not comply with this condition.

On this basis, the application cannot be classed as permitted development and a full planning application is required.



	SUMMARY OF REASONS FOR REFUSAL:

	The proposed works do not comply with Condition 2.) of approved application at the site (3/1993/0132) which restricted any future extensions or alterations to the building, or buildings within the curtilage. 

	RECOMMENDATION: That a Certificate of Lawfulness be refused.


DATE INSPECTED: 














