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	Date Inspected:
	28th November 2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Insertion of three new window openings and conversion of garage to habitable room including alterations to existing opening.

	Site Address/Location:
	Wilpshire Lane Cottage, Vicarage Lane, Wilpshire

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN1 – Green Belt

Policy DMG1 – General Considerations

Policy DMH4 – The Conversion of Barns and other Buildings to Dwellings

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to a detached former shippon that has been converted into a residential dwelling directly adjacent to Wilpshire Lane Farmhouse (farmhouse and converted attached barn). The site is located at the head of Vicarage Lane, off Ribchester Road just outside of the main settlement of Wilpshire within the Green Belt.  

	Proposed Development:

Consent is sought to block up the existing opening to the garage to the rear (north-eastern) elevation and insert three new openings in order for the south-eastern half of the dwelling to be occupied. The windows are to have three panes and measure 1.8m x 1.1m to match the size of an existing opening to the property. A window is to be inserted to the front (south-western), side (south-eastern) and rear (north-eastern).

	Relevant Planning History:

N/A

	Impact Upon Residential Amenity:
Wilpshire Lane Farmhouse has a number of window openings to the gable (south-western) elevation which face directly towards the rear (north-eastern) of Wilpshire Lane Cottage. Given the existing relationship between these two properties I consider that the insertion of an additional window to the rear (north-eastern) elevation of Wilpshire Lane Cottage will result in no greater harm to the amenity of residents at Wilpshire Lane Farmhouse given the current situation. There are no other residential properties directly within the vicinity of the application site.

	Visual Amenity/External Appearance:

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. It was apparent from my site visit that Wilpshire Lane Farmhouse has a considerable number of window openings to both the main farmhouse and attached converted barn which are of a domestic appearance. In my opinion the openings and windows to Wilpshire Lane Cottage again are of a domestic appearance.

The former barn entrance to the main farmhouse of Wilpshire Lane Farm is still evident, as is the cat-slide roof, and to Wilpshire Lane Cottage the two-storey with single-storey attached former shippon will still remain as part of the proposal and ensures that the former agricultural use of the buildings on this site is still evident. Nonetheless, both dwellings have been significantly altered resulting in them appearing as domestic dwellings. On this basis, and on balance, I consider that the alterations as proposed would not unduly harm the appearance or significance of this former agricultural building as the plan form will still remain.

Furthermore, the minor nature of the works will not unduly harm the openness of the Green Belt.

	Conclusion:

In conclusion, it is considered that the proposed development would not result in 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 conditional planning permission be granted


