Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0728/P

	Development Proposed:
	First floor extension to the rear at Lower Barn Farm, Whalley Road, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been 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:

	The application relates to a large, detached house within a large curtilage that is served by a long gated driveway off the northern side of Whalley Road in the open countryside to the west of Sabden.  Parts of the curtilage of the dwelling are within the aonb although the building itself is outside the boundary of the AONB. 

A question arose about whether the property was a farmhouse or a farmhouse with an attached barn, and then subsequently, which parts of the building have been extended or altered. The agents were requested to submit further information on this matter. They submitted a historic location plan that indicates extensive buildings on the site but it is not possible to identify the nature of each building (ie barn or farmhouse). The agent also provided a number of photographs that show windows on all parts of the building, suggesting that there is little evidence left of the origins of the building. The agent also expresses the opinion that the flat roof on the existing single storey extension (as described below) is out of keeping with the building. 

There are two single storey additions to the rear (northern) elevation of the dwelling.  The first of these is a conservatory type structure housing a swimming pool.  The other is a stone built extension with a flat roof behind a parapet wall and a “dummy” slate roof.  This extension projects 9.3m beyond the main two storey rear elevation and is 8.9m wide.  

This application seeks permission for the construction of a first floor extension above the whole of this existing single storey part of the dwelling in order to form two new bedrooms, each with en-suite facilities.  The extension will be constructed in matching stone with a pitched slate roof also to match the existing.  The window frames would also be timber as per the existing. 

PTO

Overall, whatever the origins of this part of the building, I consider that the extension will actually enhance the appearance of the property as a whole, by removing the existing flat roof. It will also be more in keeping with the character of the building than some of the other extensions/alterations, most notably the very large conservatory housing the swimming pool. 

As the rear garden of the property is surrounded by trees, the proposal would, in my opinion, have minimal impact on the wider landscape, including the adjoining AONB.  

There are no neighbours close enough to be in any way affected by this proposal and no highway/parking issues.

I can therefore see no objections to the proposed first floor extensions.



	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: 3 NOV 2010














