Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0808/P

	Development Proposed:
	Proposed single storey extension together with external and internal alterations at Foxfield, Alston Lane, Longridge, Lancashire, PR3 3BN.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H10 – Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

PPS1 – Delivering Sustainable Development.

PPS5 – Planning for the Historic Environment.

PPS7 – Sustainable Development in Rural Areas.



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

	The property Foxfields is a converted barn that lies outside the settlement boundary of Longridge, and is accessed via a track off Alston Lane, Alston. The site lies within open countryside. This application seeks permission for a small extension to an existing link building between the main dwelling and the attached double garage, a number of external alterations to existing window openings, the insertion of there small new windows and various internal alterations. The original scheme was amended following discussions relating to a proposed garden room to the rear of the building and a number of other additional openings.

As with previous proposals at this site, the main concern with this proposal is impact on the character, appearance and setting of the building in question, and in order to assess the scheme, the following Policies must again be considered.

PPS1 refers to the plan-led system and the certainty and predictability which it aims to provide being central to planning, with paragraph 8 noting,

‘Where the Development Plan contains relevant policies, applications for planning permissions should be determined in line with the plan, unless material considerations indicate otherwise.’
In respect of protection and enhancement of the environment, the statement also makes clear in paragraph 17 that, ‘The Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as whole.’

Ministerial advice on development in the countryside is contained within PPS7 which states as one of its key principles,

‘(iv) All development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and local distinctiveness.’

With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’

Policy ENV3 states that,

‘In the open countryside outside the AONB and areas immediately adjacent to it, development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials.’

Policy H17 discusses the importance of good design to protect the rural environment, and that traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion. It notes more specifically that ‘Planning permission for the conversion of buildings will be granted providing the design is of a high standard, in keeping with local tradition, particularly in terms of materials, geometric window form and window and door openings,’ and that ‘The impact of the development shall not harm the appearance or function of the area in which it is situated.
The building is also considered to be a Heritage Asset (see PPS5) and be of historical interest, showing the development of the building in response to changing agricultural practices. The Applicant has submitted little information regarding the proposed alteration and its effect on the historic character of the building, in line with PPS5: Planning for the Historic Environment, and this is an important material consideration when assessing this application. With respect to PPS5, the following Policies and their considerations are relevant,

Policy HE7.1 states that ‘such identification and assessment of the particular significance of each element of the historic environment is fundamental to decision making’,

Policy HE7.4 requires consideration of the sustaining and enhancement of the significance of heritage assets and of the consideration of the positive role of heritage assets in place-shaping,

Policy HE 9.1 states that: “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification”,

In considering all of the above Policies, the following points are considered to be key. Policy G1 states that ‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’ and that ‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’ On this basis, given the proposed extensions and alterations will not be visible from public view due to either their position at ground floor level behind existing boundary treatments (north and west elevation) or within the existing site (southern elevation), and that the openings to be increased in size are done so by lowering cill levels as opposed to widening behind and also that, the scheme is not considered to have a significant visual impact or indeed impact on the amenity of the occupiers of the adjacent dwellings.

Policy H17 discusses the importance of good design to protect the rural environment, and that ‘The impact of the development shall not harm the appearance or function of the area in which it is situated.’ The three elevations to be altered are all relatively secluded areas within the site due mainly to the boundary treatments that surround them. To the north of the site there is a high stone wall with planters growing above, and trees behind, and this area is not considered an important functioning area of the building. The openings at ground floor level are minimal in size, merely providing light to darker areas of the property thereby reducing energy requirements for the property, and will be entirely screened from public view due to the height of the boundary treatment. On this basis they are considered to have an acceptable impact on the visual appearance of the property. The two small pigeonhole openings at first floor will match the other opening at this level, and given the minor nature of them, will not be significantly visible to be to the visual detriment of the building.

To the west elevation of the building, given the introduction of the double garage and overly domestic link extension on site, the scheme proposed will have no further impact on the character of this portion of the building. Finally to the southern elevation, the inappropriate window and garden room extension have been removed from the plan, with two sets of French doors incorporated within the existing openings on this elevation. These are being proposed by dropping the cill levels, and as such will have an acceptable visual impact upon the character of the dwelling.
Therefore, on balance the amended scheme is considered to sufficiently reflect the character of the dwelling, and will have an acceptable visual impact. The scheme is therefore recommended 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 planning permission be granted.


DATE INSPECTED: 25/10/2011














