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	Date Inspected:
	
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of existing structure to annex.

	Site Address/Location:
	Knowle Top, Clitheroe Road, Pendleton BB7 1PU

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape
Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2017/0870 - Certificate of Lawfulness for an existing use for change of use from agricultural land to residential garden. Approved.
3/2017/0401 - Conversion and refurbishment of derelict outbuilding to form annexe to existing dwelling. Withdrawn.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the partial re-building and conversion of an existing stone building to residential annex accommodation at Knowle Top, Clitheroe Road, Pendleton. A similar proposal was submitted to the Council in May 2017 and sought to convert the application building. The case officer for that application, as well as raising concerns regarding the design of the proposed alterations to the building, was unconvinced that the building was located within the residential planning unit of the parent property, Knowle Top. Knowle Top is depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850 and appears to have been associated with a small farmstead as indicated by ancillary structures. Planning applications at the site in the early 1970’s sought consent for the temporary siting of a caravan and officer correspondence associated with these applications confirms that the existing property was formerly a farmhouse and barn. Extensions to the main dwelling have been permitted previously by 3/1987/0653 and 3/1991/0679.
A Certificate of Lawfulness application was submitted to the Council in September 2017 and sought the local planning authority’s view on whether the land on which the application building is sited was within the residential planning unit of Knowle Top. Taking into account the evidence provided in support of the application, it was considered that on the balance of probabilities the land in question been used as a garden in association with Knowle Top for a continuous period of at least 10 years.

Taking into account the above, this application seeks to re-build and existing stone outbuilding for use as ancillary residential accommodation within the planning unit of the main property. The application site is located in the AONB and is situated on the western side of Pendle Hill.
The structure that remains on site comprises three external walls of a stone outbuilding. The building has no roof and is open on one side. Exposure to the elements has caused localised collapsing in some areas. It is proposed to retain the existing external walls which would be incorporated into the annexe building. The annexe would require the building up of the external walls which would be tied into a new concrete block inner leaf. The proposals would also incorporate a new stone flag roof. The annexe building would have a height of 6 metres to the ridge. There would be a small gas bottle store on the east elevation that would extend beyond the footprint of the original building. Internally the building would provide a lounge and bathroom at ground floor and a sleeping gallery above.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the principle of the development and its impact on the visual appearance of the surrounding area. Core Strategy Policy DMH5 provides guidance on the introduction of annexe residential accommodation. Proposals for the extension of properties to provide accommodation must be capable of integration into the main dwelling when circumstances change and should provide only a modest level of accommodation. 
It is considered that the proposals would provide a modest level of accommodation in accordance with Policy DMH5 and subject to a condition which would limit its occupation to family members of the main dwelling only it would remain incidental to the primary residence. 
The application site is the foreground landscape of Pendle Hill and can be seen within many views to the area from surrounding landscapes to the north. The Forest of Bowland AONB has the highest status of protection in relation to landscape and scenic beauty (see policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework). As such, the landscape and character of the area must be protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors. 
The primary concern regarding the proposed development is the scale of the annexe accommodation, specifically its proposed height of 6m. The building should be clearly subservient to the main property and given its location on the edge of the residential unit it would be a prominent addition at the height proposed. Whilst there is no conclusive evidence, I consider it likely that the building would have been historically used for housing livestock or agricultural storage and would have been single storey in height. Taking into account the above, it would be recommended that the building is built to a single storey height of around 4.5m.
Accordingly, the agent has submitted amended plans. The proposals reduce the building to single storey and a height of 4m. The roof design has been amended from a gable roof to a mono-pitched roof which would be constructed from zinc rather than slate as originally proposed. To compensate for the loss of the first floor it is proposed to erect a larch board faced extension on the east elevation measuring 5m x 5m. The amended plans overcome the concerns regarding the building’s height. Regarding the new design and materials, it is thought that the building would display some agricultural characteristics with its simple mono-pitched roof and incorporation of vertical timber cladding. There is some concern regarding the proposed zinc roof materials proposed and as such any planning permission would be subject to a condition that requires the submission of materials to ensure they are appropriate to the context of the site.
It is proposed to create door openings in the south, west and north elevations. The proposed openings on the south elevation do not raise any significant concerns as this side of the building faces into the site.
Having considered the above, the proposals generally comply with Policy DMH5 and would conserve the scenic beauty of the AONB.

	RECOMMENDATION:
	That planning consent be approved.


