Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2013/0044/P

	Development Proposed:
	Change of use of store/garage building to residential annex with retention of one garage space at Riverside Barn Garage, Sawley Road, Sawley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H9 - Extended Family Accommodation.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting heritage assets.



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

	Planning permission is sought for the change of use of an existing double garage and store to form a residential annex at Riverside Barn, Sawley.  The development site is located within the Forest of Bowland AONB and the Sawley Conservation Area.  The main dwelling of Riverside Barn has also been designated as a Building of Townscape Merit; the same designation does not apply to the detached garage unit which forms the subject of this application.

Riverside Barn is a detached dwelling situated at 90o to Sawley Road.  The detached garage and store building to be converted is sited 15m to the south of Riverside Barn.

Due to the orientation of Riverside Barn and the neighbouring property of Riverside Cottage in conjunction with the topography of the area, the existing garage unit is extremely well screened from the street scene.

The existing garage building is a stone built dual-pitched structure measuring approximately 11m x 6m.  It is proposed to convert one of the existing garage spaces and the neighbouring storeroom into annex accommodation, with one garage space being retained.

The only exterior alterations proposed are the formation of a new double door opening in the south elevation and the alteration of one of the existing up-and-over garage doors being replaced with bi-folding doors in the north elevation.  No extension or expansion of the garage building is proposed.

The converted annex accommodation would provide living, kitchen, bathroom and bedroom facilities and self contained accommodation.  However the annex would be used in association with Riverside Barn rather than being a stand-alone residential unit.  In order to ensure the annex does not become severed from Riverside Barn and used or occupied as a standalone dwelling, I propose the use of a condition which restricts the use of the building solely to an annex, which the applicants have indicated they would be willing to accept.  

Development within the AONB and designated Conservation Areas is expected to either enhance or preserve the character, setting and visual amenities of the designated landscape area.  I am of the opinion that in this particular instance the character, setting and visual amenities of the AONB and Conservation Area would be preserved.  This is because the exterior changes to the building are relatively minor.  In addition to which the obscured position of the building ensures that there will be little harm caused to the setting and character of the wider Conservation Area and AONB.

Due to the relationship between the proposed annex building and the neighbouring properties I am satisfied that the proposed development would not be detrimental to the residential amenity of the area.

Having considered the submitted details I see no material objections to the granting of this permission and 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: 1 February 2013














