Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2006/0953/P

	Development Proposed:
	Two storey extension plus roof lights to rear elevation at Brogden Farm, Simonstone Road, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	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.

Polich H17 – Design Matters in converted buildings.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a farmhouse with an attached barn in an isolated location on the north side of Simonstone Road, Sabden, within the Forest of Pendle Area of Outstanding Natural Beauty. 

The existing barn is located at the southern end of the building on the higher ground close to the road.  The residential part of the building is at the lower, northern end adjoining the sloping fields between the site and Sabden village.  

The residential accommodation is relatively small including only two bedrooms at first floor level with two living rooms, a small kitchen and a bathroom on the ground floor.  Planning permission is sought for a number of extensions and alterations in order to provide a four bedroomed family dwelling with a typical farmhouse kitchen.  

The scheme comprises a two storey extension at the north western side/rear corner of the property;  a porch at the front in the form of a continuation of an existing single storey part of the residential accommodation; and the conversion of part of the barn into additional residential accommodation.  The existing barn door opening (and its door) will be retained and will give access to the southern end part of the barn which will be used as four stables and a tack room.

Externally, the proposal involves four new windows in the front elevation and four roof lights in the rear elevation.  The majority of the existing windows are single pane.  The proposed windows will have mullions, and the existing windows will be changed to include mullions, giving the property back some of its traditional character which has been lost.

The proposed extensions will be carried out using matching external materials.  The existing property does not have any particular architectural merit and I consider that the proposed scheme will, in some ways, improve its appearance.  

There are no neighbours to be in any way affected by the proposal.

A bat survey has been submitted in which it has been concluded that the proposed works  do not pose any threat to bats as there is no evidence to suggest either current occupation by bats or that any bats have used the building previously.

Overall, subject to appropriate conditions, I consider the proposal to be acceptable with regards to its affect on the appearance of the property itself, and upon the Area of Outstanding Natural Beauty locality.  

The proposal therefore complies with the relevant policies of the Local Plan.



	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.
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