Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0826/P

	Development Proposed:
	Proposed enlargement and conversion of a barn adjoining the dwelling to provide extended living accommodation at Lower Monubent Farm Cottage, Hellifield Road, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	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”.



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

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

Planning permission was granted in 1982 (3/1982/0592/P) for the extension of the dwelling into part of the attached barn. That permission was subject to a standard agricultural occupancy condition that was subsequently removed by permission 3/2008/0540/P.

The present owners of the property are not engaged in agriculture and wish to provide extra accommodation for their family by fully converting the attached barn and also extending the barn so that it would be slightly taller and wider than the existing farmhouse.  The development would also involve the removal of a modern lean-to addition at the rear of the barn.

Whilst it is perhaps more common for the barn to be subservient to the dwelling, there are local examples of attached barns being wider and higher than the dwellings.  This proposal to make the converted barn the dominant feature of the overall building is therefore not considered to be unacceptable in principle.  

The extension of the barn will take place using materials to match the existing stone and grey slate roof and the windows will have stone heads, sills and jambs.  

Overall, it is considered that the alteration to the barn as proposed will enhance the appearance of the property itself and comply with the relevant policies of the Local Plan.  As such, it is considered that the proposed development would also improve and enhance the appearance of the AONB and thereby comply specifically with Policy ENV1 of the Local Plan. 

As originally submitted, however, the proposal also involved the addition of a porch on the front elevation of the barn part of the building.  This had an inappropriate apex roof design.  On amended plans received on 2 February 2010, however, the porch has been redesigned with an appropriate mono pitched lean-to type roof.   

The other dwellings within this small group are not close enough to be in any way affected by the proposed development.

A bat survey report submitted with the application concluded that the proposed works would be unlikely to cause any significant disturbance to roosting bats or result in the loss of a nursery bat roost or a bat hibernating or resting place.  The Countryside Officer has confirmed that no mitigation measures are required.

As amended, I can see no objections to the application.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no detrimental effects upon visual amenity or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














