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	Date Inspected:
	21/08/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey glass lean to extension to side and new 7.2m flue to the existing single storey lean to.

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

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	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

Key statement EN5: Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4: Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage 

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2017/0245: Proposed single storey extension to rear, shed, entrance gates, walling, landscaping and minor alterations to buildings (Approved with Conditions).        

3/1999/0447: Change Of Use Of Barn To Dwellinghouse With Erection Of Detached Garage To Barnsteads Farmhouse (Approved with Conditions).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached barn located on the edge of the settlement of West Bradford sited on the southern side of Waddington Road. Located on the adjacent northern side of Waddington Road approximately 15m from the application dwelling lies the Forest of Bowland Area of Outstanding Beauty (AONB).

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey glass lean to extension to side and insertion of a new 7.2m flue to the existing single storey lean to at Barnsteads Barn, Waddington Road, West Bradford.

The proposed extension will project 3.6m from the south west side elevation of the barn conversion and will have a width of 5.070m. It will have a lean to roof with an eaves height 2.185m and ridge height of 3.5m. The proposed works include removal of the existing French patio door and the insertion of a full height window in its place. The extension will be attached to the existing lean to extension and will sit flush with the eaves and ridge height of extension. The south west elevation of the proposal will consist of aluminium bi-folding double glazed doors, the glazing will continue round the side north west elevation. 

It is also proposed to insert a new multi-fuel store which includes the installation of a new flue which will be taken up through the existing extension roof and up the external face of the south west elevation. It will have a maximum height of 7.2m.

	Impact Upon Residential Amenity:

The nearest residential dwelling is Barnstead Farm which would be located around 10m from the proposed development. The proposed extensions roof will be flush with the existing lean to extension meaning the proposed development would be screened by the existing extension and would have a negligible impact upon the residential amenity of the occupiers or future occupiers of the aforementioned dwelling.

Scarhead is located approximately 140m north west of the application site. It is considered that there is sufficient distance between the application property and the proposed development that the proposal would not result in any additional adverse impact on residential amenity.

	Visual Amenity/External Appearance:

Key Statement EN2 (Landscape) states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” this is reiterated within Policy DME2. 

Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style.
The original application which was submitted included details for an aluminium and glass structure. It was considered that the proposed development would introduce an additional built form which has no relationship with the historic use of the traditional agricultural building which will dilute the simplistic character of the property as a traditional barn conversion and appear instead as a modern and domesticated property, thus losing its integrity and visual appearance as a traditional farm building. Its approval would thus have been perceived to be detrimental to the visual amenities of the application dwelling and the surrounding area. This has subsequently been amended due to officer negotiation with the agent. The amendments to the proposal include the introduction of a tiled roof and a greater to solid to glass ratio altering the appearance of the proposal.  
Any extension should be well proportioned and sit comfortably alongside the original dwelling, and appear subordinate in nature. The proposed development would be single storey and faced with materials similar to those used in the construction of the existing dwelling. The proposed extension would be positioned to the side of the property. The proposal would be partially visible on approach, when travelling west along Waddington Road. In any case, taking into consideration the design and appearance of the proposal it would not be considered a prominent addition and would blend with the character and appearance of the application property and the surrounding area. 

	Observations/Consideration of Matters Raised/Conclusion:

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.


