
DELEGATED ITEM FILE REPORT - REFUSAL
	Ref: AB
	

	Application No: 
	3/2015/0778

	Site:
	6 Kay Fold Lodge, Clayton le Dale BB1 8NG

	Development Proposed:
	Single storey extension to rear (PD removed).

	Target:
	20th November 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies
County Highways: No objection

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy EN1 – Green Belt

Policy EN2 - Landscape
Policy DMG1 – General Considerations
Policy DME2 – Landscape and Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

Section 12 – Conserving and enhancing the historic environment

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

	This application relates to the erection of a conservatory to the rear of 6 Kay Fold Lodge, Clayton le Dale. The application dwelling is located within the designated Green Belt near the local authority’s boundary with Blackburn with Darwen and is accessed via a track joining Ramsgreave Drive. The property to which this application relates became a residential dwelling following a permission granted in December 1994 for the conversion of the existing barn into 6 dwellings. One of the conditions on the permission removed permitted development rights from the resulting dwellings and therefore any development within the curtilage of any of the 6 properties would require the benefit of formal planning permission. Such a condition is common on permissions for barn conversions to allow the Local Planning Authority to retain effective control over future development at the site in order to retain as much of the original agricultural character and design of the building as possible.

The proposed rear extension would have solid flank walls constructed from random stone to match the main building and would have a glazed lean-to roof and rear elevation with grey aluminium frame. It would measure 3m x 4.7m and would cover the full width of the property. If permitted development rights had not been removed, the proposed conservatory would now be permitted development.
The National Planning Policy Framework (NPPF) states that there is a general presumption against inappropriate development in the Green Belt and advises that when considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. However, the extension or alteration of a building that does not result in disproportionate additions over and above the size of the original building is considered an exception where they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt. The proposed development complies with the above exception.
Additional alterations and additions which would normally be permitted development can be particularly harmful to the appearance and character of converted agricultural buildings.  It is for these reasons that permitted development rights were withdrawn when permission was granted for the conversion of this former agricultural building into six dwellings. In relation to the former agricultural building as a whole, the condition removing permitted development rights appears to have satisfied its important purpose as there are no additions on any of the other five properties. The building has retained much of its agricultural character and appearance following its conversion.
The conservatory is of a standard design that might be acceptable on a modern house and does not pay any regard whatsoever to the historic agricultural origins of the building. In my opinion, the proposed conservatory would therefore form an incongruous and inappropriate urban addition to the building (regarded as a non-designated heritage asset) which would detract from its historic appearance and character. It is noted that a proposal for a similar conservatory at no.1 Kay Fold Lodge was refused on this basis and I consider that a consistent approach is required in order to protect the character of the building which is formed by its functional simplicity and original materials.
In terms of the impact on the residential amenities of neighbouring occupiers, the proposed flank wall would be on the common boundary adjoining property no.5 Kay Fold Lodge. However, it would accord with BRE guidance in relation to this neighbour and would not result in unacceptable overshadowing, overbearing impact or loss of privacy. To the north is Kay Fold Barn, a detached converted barn which is separated from flank wall of the application dwelling by around 3m. The proposed extension would cast a shadow over the nearest living room window of Kay Fold Barn which faces the gable elevation of 6 Kay Fold Lodge and would significantly reduce outlook for its occupiers. There are other windows openings on the south-west and north-west elevations which serve the living room of Kay Fold Barn and in a modern residential property these would suffice to provide enough daylight and sunlight to the room. However, the other openings are small and are set back into the stone reducing the amount of light they receive. As such, the proposals would result in harm to the visual amenity of these neighbours through loss of light.
For the reasons given above, the application should be refused as the conservatory would represent a totally inappropriate and incongruous addition to this converted agricultural building to the detriment of its appearance and character. Furthermore, the proposals would harm the residential amenity of the occupants of Kay Fold Barn through loss of light and outlook from the living room window by virtue of its orientation and proximity.

	SUMMARY REASONS FOR REFUSAL
Contrary Core Strategy policies DMG1, EN2 and DMH5.


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








