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	Date Inspected:
	15/09/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension to existing detached single garage to form double garage incorporating pitched roof; proposed single storey extension to side of dwelling. 

	Site Address/Location:
	Lower Monubent Barn, Hellifield Road, Bolton by Bowland, BB7 4LY. 

	


	CONSULTATIONS: 
	Parish/Town Council

	Bolton by Bowland, Gisburn Forest & Sawley Parish Council: No materials objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape & Townscape Protection

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2016/0486: Single storey extension to side and conversion of existing outbuilding to double garage (Refused).

3/2013/0390: External window alterations and new store (Approved with conditions).
3/2012/0780: Proposed erection of a detached garage and carport (Refused). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a barn conversion, which is located approximately 1.5 miles north of the settlement of Bolton by Bowland. The site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) on land designated as Open Countryside. The application property is located within a complex of other buildings, which is accessed via a private farm track from Hellifield Road. 

The application site was a former stone barn which was converted to form a dwelling under planning application 3/1996/0127. This planning permission removed permitted development rights. The works proposed as part of this application would not normally require planning permission but in this particular case as permitted development rights were removed an application is required. 

Public Footpaths No’s 34, 35 and 36 in the Parish of Bolton by Bowland, Gisburn Forest & Sawley all merge together in the south west corner (albeit outside) of the application properties curtilage. The application property is highly visible from all of these footpaths. Footpath No. 34 runs through the adjacent field past the southern side gable of the barn conversion and allows unrestricted view of the rear and southern side elevation. Footpath No. 36 runs directly through the front yard of the application site. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the side elevation of the barn conversion and the conversion of the existing outbuilding with extension to create a double garage at Lower Monubent Barn, Hellifield Road, Bolton by Bowland.
Planning permission was granted for the erection of a detached store in the north east corner of the application site under application 3/2013/0390. It is proposed to convert this outbuilding to create a double garage. It is proposed to erect an extension to the outbuilding which would project 3.27m from the side of the existing building and have a width of 5.05m. The proposal would include the replacement of the mono pitch roof with a 30 degree pitched roof. This would have an eaves height of 2.4m and a ridge height of 4.5m. 

The proposed side extension would be located on the southern gable of the barn conversion and would project 3.222m from the side elevation and have a width of 4.75m. It would have a pitched roof with an eaves height of 2.20m and a ridge height of 3.78m. It would include the insertion of a door to the rear elevation and a window to the front elevation. 

	Impact Upon Residential Amenity:

It is considered that the proposed development would not adversely harm the residential amenity of the neighbouring properties.

	Visual Amenity/External Appearance:

The proposed side extension is considered sympathetic to the scale, massing and style of the barn conversion. In terms of its design would be considered to be modest and commensurate to the scale of the existing building. It is noted, that the proposed extension is single storey; it is set back from the principle elevation by 300mm, thus reducing its prominence. 

The proposed window on the front elevation would match the existing window arrangement on the application building. It is further proposed to clad the walls in stone and finish with a stone cill and head surrounds to match the existing building. It is considered that the matching materials would maintain coherence between the existing building and the proposed side extensions. It is considered that the proposed side extension would not be harmful to the character and appearance of the existing building and the surrounding area and would preserve the barn conversions traditional appearance thereby complying with to Key Statement EN2 and Policies DMG1, DME2 and DMH5 of the Ribble Valley Core Strategy. 

It is proposed to erect an extension to the side of the existing store; this would then be converted into a double garage. Whilst the proposed development would have some impact on the application site and the character of the barn conversion, in particular through increasing the mass to the side elevation of the existing outbuilding, the scale of the extension respects the existing outbuilding, the barn conversion and the surrounding area.

It is proposed to use stone, stone slab roof tiles and vertical boarding garage doors; it is considered that the use of matching materials would harmonise with the built form the existing store and the barn conversion. Therefore the proposal would not result in any harm to the appearance of the barn conversion or the surrounding area and would accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

The amendments made to the design of the previously refused proposal have resulted in the removal of the mono-pitch roof element and the introduction of a pitched roof. The ridge of the proposal is parallel in sympathy with the ridge of the main barn roof. This ensures that the propose development would sit comfortably alongside the barn conversion. It would appear subservient and sympathetic, as the proposal respects the scale and proportions of the barn. It is considered by that the proposed development would improve and enhance the appearance of application site and the AONB thereby complying with Key Statement EN2 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy. 

Whilst it is considered that the proposed development would still have a suburbanising effect on the application site it is of my opinion that the proposal would not be so detrimental as to warrant a refusal as the amendments made to the proposal have reduced the impact the proposal would have on the application site and surrounding area.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development will not result in significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. The proposed development would preserve the barn conversion’s traditional appearance and improve and enhance the appearance of the AONB, the proposal is therefore considered to accord with Key Statement EN2 and Policies DMG1, DMH5 and DME2 of the Ribble Valley Core Strategy and the relevant section of the NPPF.

	RECOMMENDATION:
	That planning consent be granted.


