
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2005/0606/P

	Development Proposed:
	Part conversion of barn to living accommodation and storerooms on ground floor and first floor, demolition of conservatory and erection of sun room at Lower Monubent House, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish  Council – Have no objections to the proposal, but asks whether the proposed conservatory falls foul of the rule on “secondary development”.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies, G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – proposed dormer is an incongruous feature to the detriment of the appearance of the property itself and the Area of Outstanding Natural Beauty. 



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

	Lower Monubent House is one of a group of three dwellings at the end of a very long access track off the western side of Hellifield Road, north of Bolton-by-Bowland.

There is a large barn attached to the western side of the house which is presently used for domestic storage purposes.  There is a relatively small conservatory on the rear elevation of the house which is old and in a poor state of repair.

The first element of the proposal involves the demolition of the existing conservatory and its replacement with a larger “L” shaped sunroom.  This would have lower walls of matching stone with glazing to the upper walls and a glazed roof.  I can see no objections to this part of the proposal. 

The second part of the proposal involves the conversion of a small part of the attached barn (ie the part of the barn which adjoins the house) to form a WC/laundry room and storerooms on the ground floor with an office and shower room above.  In order to provide head room in the shower room, a pitched roofed dormer-type structure is proposed.  This would have matching stone walls and stone roof tiles.It would, however, represent an inappropriate and discordant feature on a traditional agricultural barn. In my oppinion, this would be sufficiently detrimental to the appearance of the property itself and the AONB to justify refusal of the application.  

Accordingly, I recommend that planning permission be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 10 AUGUST 2005





TELEPHONE CLLRS:  NO


DATE:














