Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0900/P

	Development Proposed:
	Proposed extension of dwelling into attached barn at Harrop Gate Farm, Harrop, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Archaeologist) - No archaeological comments to make on this application.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.



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

	The application site is a small farmstead close to the hamlet of Harrop Fold.  The site comprises a farmhouse with a small attached barn, a small two storey traditional outbuilding to which is attached a modern open fronted garage, and a storage building.  The house is set in a modest curtilage and is surrounded by agricultural fields.  The house is immediately adjacent to the road that leads to Harrop Fold.  There are additional farm buildings to the south side of the road formerly belonging to Harrop Gate, but these do not form part of the application.  

The property appears to be as it was originally built, but planning permission was granted by 3/2008/0629/P for a two storey rear extension.  In that application, the small attached barn was to be retained as a storage area with access from the outside only, using existing doors in the front and rear elevations.

This current application seeks permission for the removal of an internal wall at ground floor level in order that the ground floor of the barn can be converted into an extension to form an enlarged kitchen with a dining area.  At first floor level, an internal door would be formed in order for the first floor of the barn to be used as a third bedroom.  This would involve the formation of one new window at first floor level in the front elevation.  The additional window is of a size and design to match the windows in the existing dwelling and also those in the approved extension.  Other than this one window, all existing openings are to be utilised in the conversion works.  

As an extension to the existing accommodation with minimal and acceptable external alterations, and with no alteration to the existing curtilage, I consider the proposal to be acceptable in principle.  Also, there are no neighbours to be in any way affected by the proposal and no parking/highway safety issues.  

Although not strictly necessary for an application that does not involve the creation of an additional residential unit, a structural survey has been submitted with the application that indicates that the barn can be converted without the need for any extensive rebuilding works.  A submitted bat survey also concludes that the proposed works would be unlikely to cause any disturbance to bats.  

Overall, I can see no objections to this proposal and I therefore recommend accordingly that planning permission be granted.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no seriously detrimental effects upon the appearance of the property itself or the wider locality, nor upon the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














