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	Date Inspected:
	23/02/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed replacement ground floor study with new upper floor en-suite extension. New main entrance porch, rear single storey orangery and internal remodelling.

	Site Address/Location:
	Bashalls Farm Hothersall Lane Hothersall PR3 2XB

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy EN2 - Landscape 

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

	Relevant Planning History:

3/1987/0893 – Proposed extensions and alterations

3/1996/0338 – Proposed kitchen utility and WC extension

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the erection of a two storey extension to provide a study and en-suite bathroom, a new entrance porch and rear single storey orangery at Bashalls Farm, Hothersall Lane, Hothersall. An existing single storey lean-to on the side/front elevation of the building would be demolished and replaced with a two storey extension that would tie-in with the main roof of the existing dwelling and continue the mono-pitched single storey extension that extends the full width of the original farmhouse. This would match the materials of the existing building in all regards. The proposals also include the erection of a dual-pitched front porch measuring 1.4m x 2.6m and with a ridge height of 3.1m. This would be constructed using large panes of glass with a timber ‘green oak’ frame. To the rear it is proposed to erect a single storey orangery with a rearward extension of 3.3m and a width of 7.9m. The extension would have a hipped roof finished with copper and conservation style roof lights.

	Site Location/Address:

The application property is a stone built farmhouse located within the open countryside around 2.5km south-east of Longridge. The farmhouse is positioned perpendicular to Hothersall Lane and alongside the adjacent dwelling Kezmin House, a converted barn, and has a gravel driveway to the front of the building. There are some shrubs and hedges that delineate the boundary with the highway to the east and these provide some screening from passing vehicles. The building has been extended in the past by way of a single and two storey side extension and a single storey lean-to front extension. The building has a slate roof and timber windows and is adorned with natural stone sills and lintels and stone quoins.

	Visual Amenity/External Appearance:

The application property is depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850. The original building is therefore considered to be of some historic interest due its age and local vernacular and paragraph 135 of the NPPF states that ‘the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application’. The building has been extended through a number of subservient additions and it is considered that the building retains some of its original character and complements its rural setting. In particular, the rear elevation of the original farmhouse remains unaltered and unadorned and contributes to the traditional character and aesthetic appeal of the building. 
Policy DMG1 of the Core Strategy required development to be sympathetic in terms of its scale, massing, style, features and building materials and places particular emphasis on visual appearance and relationship to surroundings including impact on landscape character. The proposed side/front extension would be flush with the front elevation of the main dwelling and would result in the unsightly matching of new and old materials. Furthermore, whilst the envelope of the original building is currently discernible, the proposed side/front extension would not allow any clear distinction between original and extension due to the lack of any set back. The proposed extension would not appear subservient in its appearance and would obscure the quoin detail on the north east corner of the original farmhouse resulting in harm to its character and appearance by obscuring part of the original fabric of the building. The proposed front porch would introduce a clearly domestic element to this traditional stone built farmhouse and the heavily glazed structure would neither respect nor complement the existing building in terms of its form, design or materials. Whilst there is some vegetation along the east side of the site this does not provide a solid screen to prevent views of the front and side elevations of the building from vehicles travelling from north to south along Hothersall Lane. Furthermore, views of the front elevation can be clearly seen from the bridleway approximately 180m north west of the site.
The proposed single storey rear extension would be clearly submissive to the host building in accordance with Policy DMG1 of the Core Strategy. However, it terms of its design it does not respond to the existing building. The hipped roof design does not correspond with the roof of the main building and is not a roof style typically found on local vernacular farm buildings. Additionally, the proposed orangery would include an incompatible mix of contemporary and traditional materials that would fail to harmonise with the materials used in the construction of the original building. It would not respect the existing solid to void ratio of the existing property and would result in an incongruous and inharmonious addition that would harm the visual appearance of the host building. The proposed orangery can be viewed from the Ribble Way public footpath which travels east to west and is located around 180m south east of the application property. Given the level of visibility afforded to the dwelling from nearby public footpaths and highways it is considered that the proposals would result in harm to the visual appearance and rural setting of the surrounding area contrary to Policy EN2 of the Core Strategy and would be injurious to the visual appearance of the property itself.

	Impact Upon Residential Amenity:

The application dwelling is located within a large plot of land and the proposals would not impact upon the residential amenity of the nearest property Kezmin House.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, the proposals would result in unacceptable harm to the character and visual appearance of the host dwelling by virtue of its design which would fail to respond to the traditional style of the farmhouse and would result in unsympathetic and incongruous urban additions. Moreover, the proposed development would result in harm to the visual appearance and rural setting of the surrounding area. Therefore, the proposals would fail to accord with Policies DMG1 and EN2 of the Core Strategy and it is recommended that the application be refused accordingly.

	RECOMMENDATION:
	That planning consent be refused


