Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2015/0562/P

	Development Proposed:
	Replacement of external window on rear elevation by bi-folding door, provision of decking and glass balustrade at Neddy Barn, Neddy Lane, Billington

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A


	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who objects to the application on the following grounds:
1.
When planning permission was granted for the conversion of the barn into two dwellings, the rooms and windows in the rear elevation were carefully planned to provide privacy to the neighbours’ garden.

2.
The proposal would result in persons sitting outside on the decking immediately adjoining the neighbours’ garden.  This has a more detrimental effect on the neighbours’ privacy than the existing situation of being overlooked from inside the building through the windows.

3.
Conversations and music from people using the decking would unavoidably be overhead.

4.
The proposed decking and glass balustrade would detract from the original look of the building.

5.
The application property already has gardens at the front and side.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy Adopted Version
Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.


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

	Neddy Barn is a semi-detached dwelling formed through the conversion of a barn into two dwellings following planning permission 3/1993/0639/P dated 6 January 1993.  That permission was subject to a “removal of permitted development rights” condition.  The property is adjoined at the rear by the former farmhouse, Bowland View House, the rear garden of which is the former farmyard.  Neddy barn has gardens at the side and front.
On the rear elevation of Neddy Barn there is a 3.7m long section that projects 1.7m from the main rear wall.  There is a glazed timber framed screen wall set 1m from the face of this projection.

The application (that is necessary due to the removal of permitted development rights condition) seeks permission for the following:

1.
The replacement of the existing glazed screen wall with a new bi-folding glazed screen, but positioned in line with the main rear wall (ie 1.7m away from the face of the projection, rather than the existing 1m).

2.
The provision of timber decking in the space between the new screen wall and the face of the projection.

3.
The erection of a 1.3m high glass balustrade on the edge of the decking.

The existing glazed screen wall is of painted timber that is of no particular architectural merit.  Its replacement with the new screen wall will therefore in my opinion not have any detrimental impact on the appearance and character of the property.  The glazed balustrade is a relatively minor feature that also, in my opinion, would not materially detract from the appearance and character of the property.

With regards to this particular consideration, I consider a recent appeal decision to be of relevance.  This related to an application (3/2013/1013/P) to increase the height of the barn door opening on the front elevation of the building by 1.2m.  Although refused by the Council, the Appeal Inspector considered that this “would not be materially harmful to the historic significance of the building or the contribution it makes to the wider character of the borough”.  The appeal was therefore allowed.

The proposal, by setting the screen wall further away from the face of the projection, would slightly improve the privacy of the neighbours for the vast majority of the time when the screen is closed.  When the screen is open and the decking is in use, there would be an increased effect on privacy of the neighbours’ garden.  There would not, however, be any material increased effect in relation to overlooking of neighbours’ habitable room windows.  Overall I do not consider the effects of the proposal on the neighbours’ garden to represent a sustainable reason for refusal of the application.
I therefore recommend, accordingly, that permission be granted.



	RECOMMENDATION: That conditional planning permission be granted.


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








