Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0390/P

	Development Proposed:
	External window alterations and new store at Lower Monubent Farm Barn, Hellifield Road, Bolton by Bowland, BB7 4LY.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter of representation has been received from an adjacenet resident who raises concern that the proposed store sits very close to the boundary wall and that it should be moved further away so access can be gained for maintenance.

They also note that the store is a replica of a Bull Pen that once stood further away from the boundary wall with an open sided shed that allowed them access to their wall for maintenance.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H10 – Residential Extensions.

Policy H17 - Building Conversions - Design Matters .

Policy SPG – Extensions and Alterations to Dwellings (Privacy and Overlooking).

Ribble Valley Core Strategy

Policy DMG1 – General Consideration.

Policy DMG1 – Strategic Considerations.

Policy EN2 – Landscape.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH4 – The Conversion of Barn and Other Buildings to Dwellings.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework

Section 11 - Conserving and enhancing the natural environment.

Section 12 - Conserving and enhancing the historic environment.

Other Guidance

Best Practice Guidance on the Conversion of Farm Buildings – English Heritage.

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

	The application relates to a barn conversion located outside any recognised settlement limit set within a complex of other buildings positioned approximately 1400m from Hellifield Road down a track within the Forest of Bowland Area of Outstanding Natural Beauty. 

Following refusal of retrospective alterations to the barn conversion (application 3/2012/0732P), the applicant has rectified some of the works by removing two first floor windows on the front elevation and a first floor window on the rear elevation.  The other alterations are again being applied for as part of this application.  Following refusal of application 3/2012/0780P for a detached garage and carport, permission is also sought for a detached outbuilding built of stone with a slate roof which would have a monopitch roof with approximate dimensions of 5.0m x 4.3m x 2.0m at the lowest eaves and 3.2m at the highest point.  The front south facing elevation would have a window and door, with the three other elevations and the roof being blank.

Public Footpaths nos. 34, 35 and 36 in the Parish of Bolton by Bowland, Gisburn Forest & Sawley all merge together in the south-east corner, albeit outside) of the properties curtilage giving clear views of the front elevation of the barn and the site of the proposed store. Footpath no. 34 runs through the adjacent field past the southern gable of the barn and which allows views of the rear of the property and Footpath no. 36 runs through the front yard area of the site, in to the curtilage of Monubent House, and out into the fields enabling views of the west facing gable.  Thus the property is highly visible within the public realm.

The matters for consideration include what effect the retrospective works and the proposed detached store has/ would have on the character and historic fabric of the barn, their impact on visual amenity and the character of the AONB, a landscape of significant scenic quality, and the effect of the retrospective works and proposal on residential amenity.

The Council refused permission for the window openings as the barn conversion looked like a farmhouse with an attached barn rather than the former traditional farm building which it is. The removal of the window openings on the front and rear elevation is a significant improvement and the history of the barns origins is clearly visible again.  I thus find this aspect of the proposal acceptable.

In respect of the proposed detached store, I consider its siting, adjacent to the boundary wall and its size, traditional design, and materials would not detract significantly from the openness of the barns setting when viewing the site from the public right of way network. This proposal would also not harm the visual amenities of this part of the Area of Outstanding Natural Beauty.

Although I understand the neighbours concerns, there is no guidance within local planning policies how near to a boundary that a neighbour may build.  The issue of mainstaining the boundary wall which separates this property from Lower Monubent House is therefore a civil matter between the two parties.

The proposed store would be close to Public Footpath no. 35 in the Parish of Gisburn Forest, a note will therefore be placed on any subsequent approval that the footpath should be kept clear and advising the applicant that it is an offence to block a footpath.

Therefore, in considering all of the above, I thus recommend the application accordingly.

	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: 














