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	Date Inspected:
	09/03/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension to existing cottage utilising the footings from an extant planning permission.

	Site Address/Location:
	Rowan Cottage, Old Clitheroe Road, Hurst Green, PR3 2YU.

	


	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 therefore Highways raise no objection to the proposal.

	

	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 DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2010/0051: Replacement dwelling. Re-submission (Approved with Conditions)
3/2009/0783: Demolition of existing buildings and construction of a replacement dwelling (Withdrawn)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached dwelling and detached dilapidated barn adjacent to the north gable of the main dwellinghouse. The site lies to the north of Clitheroe Road around 1.8 miles north west of the settlement of Hurst Green and 3 miles north east of the settlement of Longridge. The site lies within the open countryside and on land situated within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). 

	Proposed Development for which consent is sought:

Consent is sought for the erection of an extension to the existing cottage utilising the footings from an extant planning permission at Rowan Cottage, Old Clitheroe Road, Hurst Green. The proposed development will include the demolition of the existing front porch and side extension.
The proposal includes the erection of a part two /part one storey projecting gable extension to the east front elevation. The two storey element of the extension will project 6.76m from the principle elevation of the main dwelling and have a width of 6.75m. It will have a pitched roof with an eaves height of 4.7m and a ridge height of 6.7m. The single storey element of the projection will extend a further 2.6m from the two storey element and will have a width of 6.34m The proposal will have a pitched roof with an eaves height of 2.2m and a ridge height of 3.9m and include the construction of a chimney stack. 

The proposed development will accommodate a lounge & kitchen/dining area at ground floor with a bedroom, and a master bedroom with ensuite at first floor. Internal alteration are proposed to the existing dwellinghouse to create a snug, W.C & storage at ground floor and two bedrooms and a family bathroom at first floor. 

It is further proposed to erect a two storey extension/new build in place of the detached dilapidated barn located to the north of the main dwelling. The two storey extension will measure 8.7m by 5.64m and will accommodate an office and lounge at ground floor and two further bedrooms and a bathroom at first floor. The extension will have a pitched roof with an eaves height of 3.9m and a ridge height of 6.1m. The proposal also includes the insertion of a flat roof link corridor with projecting planar wall & canopy to connect the main dwelling and two storey extension/new build. 

The corridor will have a length of 8.76m and have a maximum height of 2.55m, the planar wall will project 350mm higher than the maximum height of the corridor to a height of 2.9m.

Further alterations are proposed to amend the window fenestration of the existing dwelling house, insert various windows and door openings and removal all barge boards off the proposal to create a flush finish at eaves level. 

	Impact Upon Residential Amenity:

The nearest residential property is sited over 100 metres from Rowan Cottage, therefore I do not consider that the proposed development would have any undue harm upon the amenity of neighbouring residents. 

	Visual Amenity/External Appearance:

The main considerations in determining this application are the impact of the proposed development on the character and appearance of the host dwelling and its effect on the visual amenity of the surrounding area and the AONB.

Key statement EN2 states that development should be in keeping with the character of the landscape, reflecting local distinctiveness, scale, style, features and building materials. Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance and requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses uses in terms of size, intensity and nature, as well as scale, massing, features and style. 

Paragraph 131 of the National Planning Policy Framework requires local planning authorities whilst determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’.  This is reiterated in Policy DMG2 of the Ribble Valley Core Strategy requires that ‘development within the open countryside will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.’

In terms of design of the proposed development, paragraph 56 of the National Planning Policy Framework states, ‘The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people’.

Extant permission 3/2010/0051 included the erection of a two storey extension to the front east elevation but included the demolition of the dilapidated barn. The original application which was submitted included a two storey projecting gable extension to the front east elevation erected on the footings of the extant permission and the retention of the dilapidated barn for future development. It was considered that the cumulative level of development proposed exceeded that of the extant permission and would be considered of detriment to the visual amenities of the application dwelling, surrounding area and AONB. Discussions were had with the agent/applicant regarding the exploration of incorporating the existing derelict barn into the proposed development and reducing the footprint and/or mass of the proposed projecting two storey extension. The proposal has subsequently been amended due to officer negotiation with the agent.

The amendments to the proposal included a reduction in the scale and mass of the two storey projecting extension to include a part two storey/part one storey extension and the incorporation of the dilapidated barn to the proposal to create further living accommodation including a flat roof link extension. The finesse of the proposal has been altered in regards to the window fenestration of the proposed two storey extension/new build to create a relationship which is atypical of archetypes found on barn conversions by utilising the existing openings of the front elevation. 

In terms of design, the proposed development results in a substantially larger footprint than the current arrangement, by virtue of the degree of separation via the flat roof link corridor and the orientation of the proposed two storey projecting gable extension it is considered that the proposed development would have some impact on the character of the dwelling and surrounding area, in particular the mass to the front  east elevation, however the overall scale of the proposal respects the existing dwellinghouse. The two storey extension/new build would be set down from the main dwelling and would appear subordinate, and therefore would not result in undue harm to the appearance of the dwelling or AONB. 

	Landscape:
An Arboricultural Impact Assessment has been submitted alongside the application. Four individual trees and one group of trees were surveyed in respect of the proposed development. It is apparent that the proposed works will require the removal of two of the trees (T1 & T2) and the grouping of trees (G1) to enable site development and to prevent further damage to the dry stone wall. The Tree Protection Plan shows the proposed extension and the aforementioned trees
Should consent be granted a condition will be attached to this permission ensuring that details shall be submitted  of  specific root protection measures identified for all trees to be retained [T3 & T4] in accordance with the tree retention recommendations submitted in the Arboricultural Impact Assessment dated February 2017.

	Ecology:
A bat survey has been submitted which did not find any evidence that bats are present in the building and concludes that the proposed development is unlikely to cause a loss of habitat or affect in any way the local bat population. The survey did find that a potential access point in a rotten barge board has developed but was later discounted from being used by the local bat population. It is however recommended that the opening be blocked up to prevent access during the intervening months prior to the commencement of works on site. Due to the presence of bats in the local are it is suggested that roosting potential be boosted by incorporating into the extension some habitat for crevice roosting bats. The survey recommends that one bat slate be inserted in the south pitch of the new roof and one Kent bat box be fixed onto the gable wall of the new extension. Should consent be granted a condition will be attached to ensure that details of the provisions to be made for artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority prior to their installation.
Should consent be granted a further condition will be attached to ensure that the precautionary methods outlined in the ‘Notes’ section of the Bat Survey shall be adhered to minimise & mitigate the impact of the development.

	Structural Survey: 

The submitted structural appraisal submitted in relation to the dilapidated barn concludes that due to the quality of the construction, the large extent of distress noted and the extent of collapsed portions of the roof and walls it is considered that the barn is not suitable for conversion to habitable accommodation in its present condition. Due to the extent of movement noted and the roof having been removed it further concludes that the barn be demolished and rebuilt. 

Taking into consideration the above, I note that the proposed development no longer includes the conversion of the barn but rather an extension/new build. I am of the opinion that the proposed development will enhance the character and appearance of the AONB and surrounding area by removing a derelict building and in its place erecting an extension which will relate to the main application dwelling. 

	Observations/Consideration of Matters Raised/Conclusion:

It is considered that the proposed development would not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


