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	Date Inspected:
	
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Erection of lean to oak frame entrance porch.

	Site Address/Location:
	Woodseave Barn, Page Fold off Cross Lane, Waddington

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No observations received.

	

	CONSULTATIONS: 
	Additional Representations.

	No observations received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection
Policy DMH4 – The Conversion of Barns and Other Rural Buildings to Dwellings

Policy DMH5 – Residential and Curtilage 

National Planning Policy Framework (NPPF)

Historic England Good Practice Guidance – The Conversion of Traditional Farm Buildings 

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Woodseave Barn is a former agricultural building converted into a single dwelling. The property is located within an Area of Outstanding Natural Beauty approx. 0.8 miles west of the main settlement of Waddington off Cross Lane. 

	Proposed Development for which consent is sought:

Permission is sought for a lean-to oak framed open porch with a footprint of 2.8m x 2.1m and 3.7m in height to be attached to the existing main entrance on the south-western side of the property.

	Impact Upon Residential Amenity:

The nearest residential dwellings are over 60 metres south-west of the dwelling. With regards to the potential impact on the residential amenity of these properties, it is considered that the minor nature of the proposal and distance between them will not result in any unacceptable impact. 

	Visual Amenity/External Appearance:

Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses including any impact on landscape character. The application is located within an Area of Outstanding Natural Beauty (AONB) therefore in accordance with EN2 of the Core Strategy development will be expected to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials and will need to contribute to the conservation of the natural beauty of the area. 
The simple form of the barn has been largely retained as part of the original conversion scheme and Permitted Development rights was removed to prevent any future inappropriate additions. As such, the traditional character of the building is presently maintained, in keeping with its rural surroundings. Whilst the principle of a proposal of this nature may prove acceptable to a suburban property, due regard should be made to the fact that the extension as proposed is to a converted barn. Policy DMH4 refers specifically to conversion schemes but the design principles are of equal relevance to the submission of schemes after the initial conversion works have been carried out. Farm buildings are operational structures with a functional simplicity which is part of their appeal. These buildings should be preserved in their original form without alien urban additions or alterations. Historic English Guidance ‘The Conversion of Traditional Farm Buildings’ further supports these principles by stating that ‘overtly domestic extensions such as porches and usually conservatories are alien in character and can rarely work successfully within the context of historic farm buildings’ ( pg. 29 ‘Constructing new Additions’).
In my opinion the design and appearance of the porch extension would contribute to complexity and loss of original character. The appearance of the extension will ‘jar’ against, and create visual imbalance to the uninterrupted and dominant south-western elevation.
The south-western elevation of the property is visible from the main road and the public footpath that crosses in front of the property (FP 11) the proposal would therefore be prominent within the public realm. It is considered that this elevation contributes to the character of this traditional, and presently simplistic building, which I am of the opinion should be retained, as the barn in its current form makes a positive contribution to the visual amenity of this part of the AONB. By introducing additional built form, which has no relationship with the historic use of this traditional building will dilute the simplistic character of the property as a traditional barn conversion and appear instead as a modern and domesticated property, undermining its simplistic form, thus losing its integrity and visual appearance as a traditional farm building contrary to the principles of DMH4, DMG1, DMH5 of the Core Strategy and EN2, DME2 which seeks to ensure that development contributes and enhances the landscape character of the area.

	Conclusion:

Taking into account the above, it is considered, in the interests of protecting the inherent character of this traditional building and the visual amenity of this special landscape, I thus recommend the application be refused. 

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	01
	The proposed porch extension to the southern-western elevation of the property by virtue of its size, design and appearance would detract from and have a detrimental impact upon the visual appearance and character of this traditional former agricultural building and the visual amenities of this Area of Outstanding Natural Beauty contrary to DMG1, DMH5,EN2 and DME2 of the Core Strategy.


