Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0183/P

	Development Proposed:
	Conversion of existing detached garage into a granny flat at 2 Wildmans Barn, Longsight Road, Langho, BB6 8AD.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Consulted on last application – no objections to the proposal as the application is for annex accommodation.  If it is to be used as a separate dwelling then additional plans showing the parking provision needs to be requested.

	CONSULTATIONS: Additional Representations.

	One letter of representation has been received from the adjacent resident who has no objections in principle to the proposal but which questions where the sewage will be disposed off and which also states that they do not want the driveway dug up or their garden areas.

	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Open Countryside.

Policy H17 – Building Conversions - Design Matters.

Policy SPG – Extensions and Alterations to Dwellings (Privacy).

Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings.

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

	The application relates to a former single storey traditional barn, converted to three garages, adjacent to an original farmhouse and with a substantial stone barn attached converted to two dwellings, on the A59 at Langho, an area designated as Open Countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   

Following refusal of planning application 3/2012/1084P permission is again sought to convert one end of the barn to annex accommodation relating to no.2 Wildmans Barn.  Unlike the previous proposal no new openings are proposed with the existing openings now being utilised.  A timber rooflight is also proposed on the front elevation of the barn, which has been relocated from the rear roofslope.  The existing UPVC guttering and downpipes will be replaced with cast iron alternatives.  The garage door in the gable of the barn will be retained, unlike the previous scheme, with the lower half of the opening remaining as timber with the upper half glazed.

Utilising the existing timber openings and replacing the upvc guttering with cast iron alternatives will retain and be sympathetic to the existing character of the barn and I consider these revised proposals address the previous reason for refusal.  

There will be no residential amenity issues raised given the first floor window on the front elevation of the barn will be obscure glazed.  The other openings on the gable elevation do not directly look in to neighbouring properties and I thus find this aspect of the proposals acceptable.

The Highway Authority has raised no objections to the proposed annex accommodation and similarly the proposal is also acceptable in this regard.

In relation to the concerns raised by the neighbour, the Agent has confirmed that the waste will be taken to an existing manhole in the applicant’s garden and that the works will not affect their garden areas.

Therefore, taking the above comments into consideration I recommend the application 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: 24 January 2013














