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	Date Inspected:
	17/05/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a two storey rear extension and roof gablet (to match existing to form extended residential accommodation).

	Site Address/Location:
	Austin House Malt Kiln Lane Chipping PR3 2GP

	


	CONSULTATIONS: 
	Parish/Town Council

	Bowland with Leagram Parish Council: No comments or objections

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2016/0171: Erection of a two storey rear extension and basement to form extended residential accommodation. (Approved with Conditions)
3/2011/0578: Proposed erection of a single storey side extension on the existing patio to form a new study. (Refused)

3/2010/0862: Proposed kitchen extension to the rear. Re-submission of application 3/2010/0389P. (Approved with Conditions)

3/2010/0389: Proposed extensions to the house to provide a kitchen to rear and study to the side. (Refused)

3/2006/0208/P:  Two storey rear extension and Orangery (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a large detached dwelling outside the village boundary of Chipping. The property lies in the hamlet of Kirk Mill within the Kirk Mill Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty (AONB). The site lies opposite the mill pond on Malt Kiln Lane. Historically the application dwelling was originally a farm house/cottage which was attached to a barn; this has subsequently been extended via a number of various small and large additions over a number of years, culminating in the property as existing today.

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey rear extension roof gablet to form extended residential accommodation at Austin House, Malt Kiln Lane, Chipping. The proposed two storey rear extension would measure 7.5m wide and project 5m from the rear elevation, it will have a pitched roof with a ridge height of 6.9m. The proposal would be faced with materials to match those used in the construction of the existing dwelling.  The proposal also includes the insertion of a roof gablet on the side elevation of the proposed extension. 

	Impact upon Listed Building(s) and Setting:

Austin House is located opposite the Grade II Listed ‘Kirk Mill and its associated mill ponds and retaining walls, outflow and stone-built leat’ which was listed by the Secretary of State on the 13th  May 2011. The proposed extension would be partially visible from Malt Kiln Lane, but would not be considered a prominent addition. It is considered that the proposed rear extension would have limited impact upon the listed building and its setting.

	Impact upon Character/appearance of Conservations Area:

Kirk Mill Conservation Area was designated in 2010 in order to provide protection to the historic industrial hamlet associated with Kirk Mill. The historic functional relationship between Kirk Mill (Grade II Listed) and its small ensemble of service buildings is visually evident, harmonious and a key feature of Kirk Mill Conservation Area. Kirk Mill was built in 1785 and is one of the oldest surviving cotton spinning mills in the north-west. Originally Austin House was not part of the Kirk Mill Conservation Area but then in April 2011 the Conservation Area was extended to incorporate Austin House and land to its north and west. The proposed extension would only be partially visible from Malt Kiln Lane, but would not be considered a prominent addition. It is considered that the proposed rear extension would have limited affect upon the character and appearance of the conservation area. 

	Impact Upon Residential Amenity:

With regards to the potential impact on adjacent neighbours, the nearest dwelling to the application site is Mill Pond House which is located approximately 50m away. There is ample screening between these two dwelling. Having regards for the above, there is sufficient distance between the application dwelling and Mill Pond House. Therefore it is considered that the proposed development would not result in an unacceptable harm to the neighbouring residents through loss of outlook, light or privacy. 

	Visual Amenity/External Appearance:

It is considered that the proposal would appear subordinate the host dwelling and would not result in undue harm to the appearance of the existing dwelling and the surrounding area. The proposed rear extension would be faced with stone and render, blue slate tiles, timber window frames and doors. These will match the materials which were used in the construction of the existing dwelling. It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.

	Landscape/Ecology:

A protected species survey has been submitted which found that there is evidence of a significant summer roost of bats. The works proposed will cause disturbance to the known bat roosts at Austin House. Therefore mitigation measures will be required to address this impact. A Mitigation advice/main recommendations section has been included in the report which details a strategy which would need to be implemented should planning permission be granted to comply with National Planning Policy and legislation. Should consent be granted, a condition requiring the implementation of these precautions to be undertaken before and during construction and retained in perpetuity would be attached to any approval. 

	Other Matters:

With regards to the fact that the building is a converted barn, the English Heritage’s ‘Conversion of traditional farm buildings’ states ‘New extension, be they a contemporary design or based on an existing outbuilding, should be subordinate in scale and relate to the character of the farmstead group. They should not compromise the setting, so careful thought needs to be given to their siting. (Page 29)’. Following previous proposals and the subsequent extension of the dwelling into the adjoin barn, it is considered that as the dwelling as existing has lost all of its previous character as a farm building. As such, it is considered that any further alterations to the dwelling could not possibly have a significant visual impact on the character of the existing building.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposal would not result in any significant harm to the character and appearance of the host dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring properties.  Accordingly, it is recommended that the application be approved. 

	RECOMMENDATION:
	That planning consent be granted.


