
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/0988

	Site:
	Willow House, Slaidburn Road, Waddington BB7 3JJ

	Development Proposed:
	Kitchen extension.

	Target:
	25th December 2014

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies
LCC Highways: 

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
Policy G1 - Development Control
Policy ENV1 - Area of Outstanding Natural Beauty
Policy ENV7 – Protected Species
Policy H17 – Design Matters
Policy SPG – Extensions and Alterations to Dwellings
Ribble Valley Core Strategy Submission Version as proposed to be modified
Policy DMG1 – General Considerations
Policy EN2 - Landscape

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

Section 11 – Conserving and enhancing the natural environment

Section 12 – Conserving and enhancing the historic environment


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

	This application is a re-submission of planning application 3/2014/0565/P for the erection of a single-storey side extension at Willow House, Slaidburn Road, Waddington. The original application was refused by virtue of its scale, design and massing which would have led to an unsympathetic additional to the character and appearance of the application property. Permission is now sought for a revised scheme to alter the scale and design of the extension. The host dwelling is a converted barn and is faced with natural stone, slate roof tiles and timber window frames and doors. The site is located around 2km north of the settlement of Waddington, is accessed off Slaidburn Road via Mill Lane and is located within the Forest of Bowland AONB. The building was subject to a number of additions as part of its conversion, including a one and a half storey gable outrigger and a lean-to on the south-facing side elevation, and has been extended further since its conversion by way of an extension to the lean-to. In determining the application it is important to consider the design of the proposed development, the visual impact of the proposal, its effect on the amenities of neighbours and on European protected species.
The application proposes the erection of a single storey side extension which would project from the existing lean-to extension on the south-facing side elevation by 4.2m and would have a depth of around 6.1m to match that of the original building. The mono-pitched roof of the existing lean-to extension would be extended to cover the proposed single storey extension. In order to achieve sufficient headroom the pitch on part of the roof would be reduced. The extension would be faced with natural stonework, stone mullions and sills, timber window frames and doors, and a slate roof in order to allow the extension to blend in with the original building and should consent be granted further details of these shall be sought via a condition.
The proposed development would be to the side of the existing property and would not be particularly prominent. However, the former farm building is visible within the landscape when travelling along Mill Lane and public footpath no.7. In this case the development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) (see policies ENV1 of the DWLP, policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework). The AONB has the highest status of protection in relation to landscape and scenic beauty. As such, the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors. Special attention should be paid to the design of extensions and additions to ensure that the simple and uncluttered character of the building is not further compromised. Policy H17 of the DWLP gives detailed design guidance and in respect of extensions and additions states:
Farm buildings are operational structures with a functional simplicity which is part of their appeal. Changes to the roof slope, amendments to the eaves line, addition of porches and chimney stacks will contribute to the complexity and a loss of original character. It is important that farm buildings are preserved in their original form without alien, urban additions or alterations. 

The proposed extension would be a simple addition, elongating the existing lean-to extension on the south side. In addition to the previously approved lean-to extension, the proposed development would project around 9m from the flank wall of the original barn. Whilst this would impact upon the character of the dwelling through an increase in the mass to the south side it is considered this would not be so detrimental as to warrant refusal. Agricultural buildings are characterised by a limited number of window and door openings. However, although the introduction of large openings in the south-facing side elevation, seeking to maximise natural light, does not sit comfortably with the building it is unlikely to result in significant harm to the character of the building when compared with the existing arrangement.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there is sufficient distance between the neighbours to avoid an unacceptable impact.

Taking into account the above, the proposed single storey side extension would not harm the character of the existing farmhouse or the visual amenities of the Forest of Bowland AONB. As such, the proposed development accords with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance on alterations and extensions to dwellings, Policies DMG1, EN2, DME2 and DMH5 of the Ribble Valley Core Strategy.


	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  











DATE INSPECTED: 01/09/2014











Note: This report needs to be read in conjunction with the Decision Notice.








