Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0280/P

	Development Proposed:
	Single storey extension to existing dwelling at Moss Hall Farm, Chipping 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – 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:

	This application relates to a property at the junction of Fish House Lane and Fiddlers Lane (close to the Gliding Club) in an isolation location within the AONB to the west of the village of Chipping.

The property comprises a traditional stone built farmhouse, roofed in natural slate with an attached barn that has been converted to provide additional living accommodation.

Permission was granted in 2007 (3/2006/0960/P) for an alteration to an existing link extension between the original dwelling and the subsequent extension into a barn.  This involved increasing its height by just under 1m and extending the front of the former barn.  The works involved the reconfiguration of the roofline in order to present a more simplistic arrangement.  In the Delegated Item File Report (DIFR) the Case Officer commented that the conversion works did little to retain any character of the original building with a number of new large openings having been provided.  Therefore, in relation to that application, in her opinion it was more appropriate to view the proposal under Policy H10 and the SPG on Extensions to Dwellings rather than rather than Policies H17 and H18 relating to Alterations to Converted Agricultural Buildings.

I concur with the previous Case Officer’s assessment that the original barn conversion scheme did not preserve the character of the existing building; and I would comment further that the works approved by 3/2006/0960/P would have further altered the character of the converted barn (albeit not in a harmful way).  It appears, however, that the permission has not been implemented and has now lapsed.

PTO

It must be conceded, however, that those previously approved extensions/alterations were at the rear of the property.  This current application seeks permission for a single storey extension onto the gable elevation of the barn conversion that would be in front of part of the front elevation of the original farmhouse.

In the submitted Design and Access Statement the agent makes a number of points in support and explanation of the proposal as follows:

· The juxta position of the house and converted barn has created a “pinch point” which has created an awkward intersection that restricts the physical connection.

· The orientation and isolated location of the property means that the external fabric of the buildings are subject to exposure to serious wind and rain, and as a result, the westerly gables of the main house and converted barn has serious damp problems.

· The orientation of the property also means that the only sunny aspect occurs at the side/front of the building.

The proposed extension has dimensions of 7.4m x 4m.  It has a mono pitched roof with an eaves height of 2.75m and a maximum height of 5m.  The front elevation would be predominantly glazed.  The end elevation facing the road would be stone incorporating a parapet with stone copings.  A vertical slit window on this elevation would provide a visual break between the front wall of the existing former barn and the gabled elevation of the extension.

The extension would be constructed in matching stone with a matching natural slate roof. Door and window frames would be painted softwood, except for the main glazed unit that would have a powder coated aluminium frame within a green oak sub-frame. The aluminium frame would be coloured to match the other window frames. Subject to a condition requiring the submission for approval of the precise details of the materials, I consider these stated materials to be acceptable.

The agent contends that the extension would provide a family/garden room in the best position of the property to take advantage of the sun and view; with the added advantage of protecting the existing exposed walls, thereby eliminating the damp problem; and addressing the issue of the “pinch point” between the converted barn and the existing house.

The existing gable end of the barn (as one of the results of its unsympathetic conversion) contains a patio door/window at ground floor level and a window at first floor level, the horizontal emphasis of which is totally discordant when viewed in relation to the other fenestration on both the former barn and the original farmhouse.  Both of these openings would be covered by the extension and a feature round window would be added to the apex of the gable.

Although at the front, I consider that the proposed extension would appear as “added form” but with an appropriate design and external materials such that, in my opinion, it would enhance the appearance of the property rather than detract from it.

I therefore consider the proposal to be acceptable with regards to its effects upon the appearance and character of the building and upon the wider AONB locality.  There are no neighbours to be in any way affected by the proposed development and it does not have any highway safety implications.

Overall, I can therefore see no objections to this application.



	Continued………

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: 22 MAY 2012














