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	Date Inspected:
	12/01/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed single storey porch to side, single storey extension to rear and detached double garage to rear

	Site Address/Location:
	Lower Arbour Cottage, Chipping Road, Thornley

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No 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:

Key Statement EN2: Landscape

Policy DMG1: General Considerations

Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

99/0545
Change Of Use Of Barn To Form 1 No. Dwelling.  Form New Vehicular Access

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a converted barn, within the Forest of Bowland Area of Outstanding Natural Beauty. The property is relatively isolated in location, and is punctuated by areas of open space. The Forest of Bowland Appraisal identifies this area as being ‘Undulating Lowland Farmland’ and is typified by patterns of ‘small, nucleated hamlets and villages’ as well as farmsteads. The property has had no changes in terms of extensions or additions since approval was granted for a conversion in the 1999, and remains typical in character and appearance. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a double garage, measuring 10.1m wide, 6m long and 6.4m high. A further rear extension is proposed, which will extend beyond the existing side elevation by a further 1.4m. The insertion of several windows is also included in the proposal, one on the front elevation, one on the south elevation and a roof light to the front and back. 

	Impact Upon Residential Amenity:

The property is relatively isolated in location, and would therefore have limited impact on the amenity of residential properties. 

	Visual Amenity/External Appearance:

The property was converted from a barn to a dwelling in the late 1990’s. The property in its current form is linear and has been relatively unchanged. As a general rule, barn conversions should remain largely unaltered, and any additions or extensions should be ‘subordinate in scale and relate to the character of the farmstead group’. Nevertheless, there are concerns regarding the impact the proposals will have on the character of the building and Area of Outstanding Natural Beauty.
With regards to the proposed rear extension, this would extend beyond the side elevation of the existing dwelling. As a result there would be a relatively solid stone wall to the side elevation that would appear incongruous when viewed in context with the original dwelling. Furthermore, the proposal would obscure any traditional features of the barn such as the corner stones. The extension would not necessarily be seen from long views; however when read in detail the extension would be visually prominent and would not appear subordinate to the main dwelling and would therefore fail to relate to the character of the original dwelling. 
The application also seeks to add a porch to the north elevation of the dwelling. As per the ‘English Heritage – conversion of traditional farm buildings’ -  ‘overtly domestic extensions such as porches…are alien in character and can rarely work successfully within the context of historic farm buildings’. I am of the opinion that this porch proposal would be inappropriate when viewed in context with the traditional farm building, and would create an incongruous feature which would detract from the original dwelling. 
The proposal includes the insertion of a window to the front elevation in addition to a roof light, also within the front elevation.  Although there are other windows in the existing dwelling, any further additions, particularly in this elevation would only detract from the rural characteristics of the original building, and would create an overtly domestic feature to a principal elevation. Furthermore, when the original conversion of the barn was granted, conditions were attached to the approval in order to manage any changes to the barn. For this reason, any addition windows on this elevation would be inappropriate when related to the main dwelling. As per the ‘English Heritage – conversion of traditional farm buildings’ - ‘Standard ‘domestic style’ windows can have a very adverse impact on the majority of farm buildings, and unless the building already has such windows they should be avoided.’ It is also considered that the roof lights would not be acceptable. As per the ‘English Heritage – conversion of traditional farm buildings’ - ‘A farm-building roof with roof lights spaced regularly or in different positions can undermine the original simplicity of form so fundamental to these buildings. The need for a large number of roof lights suggests the use has over-pressurised the space available or light levels are unnecessarily high.’ The reason for the roof light and the window is for an extra bedroom within the dwelling, which accords within the statement above. There are currently roof lights to the front elevation however, as indicated above, the addition roof lights would only undermine the simplistic form of the dwelling, and would be unacceptable in this instance. 

In reference to the proposed garage, as per the ‘English Heritage – conversion of traditional farm buildings’ - ‘Extensions for other uses such as garages can have less justification particularly if there are existing outbuildings that can usefully serves the purpose’. Although there are not any outbuildings within the domestic curtilage of the property – there is already an integral garage within the dwelling. Any additional outbuildings/garages in this location would detract from the character of the barn. Furthermore, this area is rural in appearance, and there are concerns that the proposal would create a domestic appearance in a rural setting causing harm to the area of outstanding natural beauty. 
To summarise, the proposals would create an overtly domestic dwelling, causing harm to the traditional characteristics of the dwelling, a former barn conversion. 

	Landscape/Ecology:

The accompanying bat survey found no evidence of roosting bats within the building, and therefore raises no concerns. 

	Observations/Consideration of Matters Raised/Conclusion:

It is considered that the proposals are unacceptable, due to the impact on the character of the building and the setting of the AONB. Furthermore, options to amend the plans were suggested to the applicant; however the options were not considered viable by the applicant and were declined.
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be refused.


	

	


