Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0714/P

	Development Proposed:
	Demolition of existing attached store and construction of replacement to provide improved and extended living and bedroom accommodation at The Farmhouse, Cunliffe Moss Farm, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Cunliffe Moss Farm is situated in the open countryside at the end of an approximately 300m access track off the eastern side of Saccary Lane.  The complex of farm buildings comprises three dwellings within a terrace, and numerous modern agricultural farm buildings.  All the dwellings are owned/occupied by members of the same extended family.  They are of different designs and have been altered such that they do not have the appearance of traditional farm dwellings.  

The application relates to the property at the western end of the row of three and, specifically, to the former barn that is attached to its western elevation.  This barn is part stone and part brick and has a corrugated sheet roof.  It is much altered and extended and is of no particular architectural merit.

Permission is sought for the demolition of the barn and the construction of a two storey extension on its exact footprint.  

The extension is to be of natural stone construction with stone quoins and a natural slate roof all to match the existing dwelling.  Its design incorporates full height windows in both the front and rear elevations to reflect the appearance of barn door openings.  

The ridge height and roof slope of the extension would continue the ridge and slope of the existing dwelling.  Within the context set by this terrace of properties, I consider this to be acceptable in this particular case.  This is because the other attached dwellings to the east have lower ridge heights than the application property and I therefore consider that to require a change in ridge height for the extension to be unnecessary.

Within the context set by the existing dwellings and the large agricultural buildings that together form the farm buildings complex, I consider the proposed extension to be acceptable and a considerable improvement in visual terms upon the existing barn that it would replace.  

As it is at the western end of the terrace of properties, the extension would have no effects on the other two dwellings which are, in any event, as previously stated, within the same family ownership.  There are no other dwellings to be in any way affected by the proposal.

A bat survey has been submitted which concludes that ‘due to the lack of evidence found and especially the extensive use of the building by pigeons it is very unlikely that bats use the property’.  However, as demolition is involved, I consider it appropriate in this particular case to impose a condition relating to the appropriate protection of bats and their habitat.



	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: 15 September 2009














