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1
PURPOSE

1.1
To update Members on the current situation in relation to possible Enforcement Action against alleged unauthorised developments at Woodstraw Barn, Forty Acre Lane, Thornley pending the preparation of a more comprehensive report for the Committee’s consideration.  

2
BACKGROUND

2.1
At its meeting on 25 May 2006, the Committee considered an application which sought planning permission for the change of use of a previously approved garage/stable block, extension of the residential curtilage and the rebuilding of two external walls at Woodstraw Barn, Forty Acre Lane, Thornley (3/2005/0886/P).  Contrary to the officer’s recommendation of conditional permission, Members resolved that planning permission be refused for the following reasons:

1.
The proposed extension of the residential curtilage would represent urban encroachment into the adjoining countryside to the detriment of the visual amenities of the Area of Outstanding Natural Beauty and contrary to Policies G1, ENV1 and H12 of the Ribble Valley Districtwide Local Plan.  

2.
The proposed rebuilding of two walls, when added to the incremental rebuilding which has already taken place, would represent extensive rebuilding works which would be detrimental to the character and appearance of the building contrary to Policy H16 of the Ribble Valley Districtwide Local Plan.  

2.2
A nearby resident addressed the Committee and, in addition to his objections to the actual planning application, he expressed serious concerns about what he considers to be breaches of planning control in respect of the conversion works on the building which have been carried out so far.  In brief terms, these concerns relate to the following matters:

1.
Whether what has been built is in accordance with the planning permissions which have been granted.  

2.
The converted barn appears to be higher than it was originally and its roof appears to have a steeper pitch.  

3.
An unauthorised part finished porch on the northern side elevation.  

4.
The formation of additional unauthorised windows.  

5.
A condition on the original planning permission requiring the formation of sight lines at the access into the site ‘prior to development work commencing’ has not been complied with.  

2.3
Members shared these concerns and consequently made a second resolution that ‘a further report is to be taken back to Committee detailing all deviations from the approved plans with consideration given as to whether or not enforcement action is to be taken’.  

3
THE PRESENT SITUATION

3.1
A written representations appeal was submitted against the refusal of planning application 3/2005/0886/P, in respect of which the Inspector made his site visit on 6 November 2006.  His decision, however, had not been received at the time of preparation of this report.

3.2
It is considered that the decision on the appeal will have a considerable influence upon what, if any, Enforcement Action is appropriate and necessary in respect of this property.  

3.3
If the Inspector does not agree to the proposed curtilage extension and the resiting of the garage/stables building, then Enforcement Action will be required in respect of the base for that building which has already been formed in an unauthorised position.  However, if the Inspector accepts that particular element of the application, then such Enforcement Action will not be necessary.  

3.4
If the Inspector agrees to the rebuilding of the two walls, then the character of the original barn will be even further diminished such that any enforcement action against other deviations from the approved plans (such as an additional window) would possibly no longer be expedient.  

3.5
In order, therefore, to ensure that any Enforcement Action is complete, expedient, sustainable and necessary, I consider it appropriate to await the receipt of the Appeal Decision, following which a further more comprehensive report will be presented to a future meeting of the Committee.  

3.6
Notwithstanding this, I would advise Members of a number of points as follows:  

· No further works have been carried out on the building since the Committee’s decision to refuse the planning application.  

· The applicant has been advised to comply with the visibility splay requirements or else formal Enforcement Action will be instigated against him in respect of this particular issue.  

· The applicant has been requested to provide an accurate dimensioned survey of the building as it presently exists (including eaves and ridge heights) in order that this can be compared to the approved plans.

3.7
The Committee is asked to note the contents of this report pending the preparation of a more comprehensive report for Members’ consideration at a future meeting of the Committee. 


4
RISK ASSESSMENT

4.1
The approval of this report may have the following implications

· Resources – None.

· Technical, Environmental and Legal – None.

· Political – None.

· Reputation – Effective and appropriate enforcement action is an important issue that would have a bearing on the reputation of the Council.

5
RECOMMENDED THAT COMMITTEE
5.1
 Note the report.

DIRECTOR OF DEVELOPMENT SERVICES

For further information please ask for Colin Sharpe, extension 4500.

(28110604) 
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