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	Date Inspected:
	10/4/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to rear, shed, entrance gates, walling, landscaping and minor alterations to buildings.               

	Site Address/Location:
	Barnsteads Barn Waddington Road West Bradford BB7 4SX

	


	CONSULTATIONS: 
	Parish/Town Council

	Comments regarding the front entrance alteration, that the proposal will affect the openness of the landscape.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the imposition of conditions

	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 DMG1: General Considerations
Policy DMH5: Residential and Curtilage Extensions

Policy DME4: Protecting Heritage Assets


Key statement EN5: Heritage Assets

	Relevant Planning History:
3/1999/0447:

Change Of Use Of Barn To Dwellinghouse With Erection Of Detached Garage To Barnsteads Farmhouse

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located in between the settlements of Waddington and West Bradford, on the southern side of Waddington Road. The building was a former barn, associated with Barnsteads Farm that was converted between 1999/2000. The building is faced with random stone, slate room, and a mixture of traditional timber framed windows and doors, and new modern grey upvc. 

	Proposed Development for which consent is sought:

 Consent is sought for several amendments and alterations (some part retrospective) to the property of Barnsteads Barn as follows:

· Alteration to the front entrance, including a new front wall and timber gate. The highest point of the gate/wall will measure 1.56m.

· Alter the existing storage building to the rear and introduce some glazed elements. The building will not be altering in height.

· Introduce a second garage door to the existing garage

· A garden shed measuring 2.4m high, 2.4m in depth and 4m long. It will be faced with timber boarding. 

· Garden landscaping including new concrete, decking and artificial grass to the side and rear

· Alterations to the south west gable of the existing building

	Impact Upon Residential Amenity:

There are no neighbouring properties in which the proposals/alterations would cause significant harm to their residential amenity. The building to the side of this dwelling is a Pub/holiday let and therefore less consideration should be given to the impact on their residential amenity. 

	Visual Amenity/External Appearance:

Alterations to the front entrance: 
The comments from the pre-application enquiry stated that the original proposal of stone pillars and high wall would be completely unacceptable and that it should be altered to reflect the surrounding environment. As a result, the wall and gate has been altered to respond to the immediate landscape by using materials that are appropriate to the area such as ‘dry stone walls’. There are other properties within the immediate vicinity that have similar dry stone walls and therefore do not consider that this alteration would be visually incongruous when viewed in context with the surrounding landscape. 
Comments from the Parish Council have been noted with reference to the alterations to the front gates. As the initial proposal for generally incongruous materials and large stone pillars have been replaced for a more sympathetic scheme, it is considered that the proposal would not cause any undue harm to the ‘openness’ of the landscape. This is due to the fact that the stone wall and timber gate would still remain at a height that would allow for some visibility in to the open fields that surround the property. Furthermore and as mentioned above, the materials are now in keeping with the open countryside landscape and would not be visually obtrusive on approach from the main highway. 
Garden room:
The garden room proposal is not altering in height than what is already in situ. The main alteration would be the glazed element to the front elevation. It is considered that this proposal will not cause any undue harm to the visual amenity of the area as it would be in keeping and similar to the surrounding buildings, particularly those at the adjoining building of the ‘Three Millstones’.

Garden Shed:

Within the comments from the Pre-Application Enquiry response, the applicant was advised to re-locate the garden shed away from the boundary with the ‘Three Millstones’. 

The proposal has been re-located away from the gable of the listed building of the ‘Three Millstones’ and therefore would not affect the setting or the character of this building. This gable wall is still visible from vantage points, including on approach from the main highway.
The shed is also relatively subservient when compared to the main dwelling and the proposed materials would have an acceptable impact on the visual amenity of the area.

Alterations to existing building:

Alterations to the existing dwelling include (retrospectively) removing timber door and frame and replaced with dark grey windows and doors. Although it is not ideal to remove traditional materials from a former barn, these alterations are located to the rear and side rear and therefore not located on the principal elevations that would be visually prominent within the surrounding landscape. Furthermore, the materials match a similar scheme at the ‘Three Millstones’ and therefore would not appear out of keeping to the immediate landscape. The windows and doors would still include stone surrounds and would therefore still retain some of its appearance of a traditional barn.
There is also a proposal to alter the existing garage to remove existing openings including a window and a door and replace with a garage door to match the current door. As this garage is located to the rear and would be well screened from the main highway by the existing dwelling, it is not considered to affect the visual amenity of the area. 

Landscaping:

The proposal includes altering the landscaping to the rear and side of the property to include decking areas. As previously mentioned this area is to the rear and would not be visually prominent within the immediate landscape. It is therefore considered that this landscaping will not have an unacceptable impact on the visual amenity of the area. 

	Observations/Consideration of Matters Raised/Conclusion:

Lancashire County Highways have stated that ‘The land within 2m of the back edge of the channel line of the carriageway of Waddington Road shall be reduced to and be permanently maintained henceforth at a height not greater than 1m above the crown level of the carriageway of Waddington Road’. Therefore any approval will have this condition imposed. 

Overall, the proposals do not cause any undue harm to the visual or residential amenity of the area due to the reasons outlined above.
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 granted.


