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	Date Inspected:
	15/10/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to rear; new porch to front.  One new window opening to front elevation at first floor level; one new window opening to rear elevation at first floor level.  Conversion of outbuilding to form additional living accommodation including extension of the existing roof to create a covered car port.

	Site Address/Location:
	Far Granham House Barn Hothersall Lane Ribchester PR3 2XB

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	Two additional letters of representations have been received in respect of the proposed development objecting on the following grounds:
· Loss of Light 

· Bat Survey is wrong

· Restrictive covenants

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential &Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

No Relevant planning history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a semi-detached barn conversion located within the open countryside within the parish of Hothersall. The property lies approximately 2km south east of the settlement of Longridge and approximately 3km west of the settlement of Ribchester.

	Proposed Development for which consent is sought:

Consent is sought for elevational alterations and the erection of a single storey extension to the existing dwelling/barn conversion.  Consent is further sought for the conversation of an existing garage/outbuilding to that of annex accommodation and the erection of a carport to be attached to the aforementioned existing structure.  The proposed alterations/works can be best summarised as follows:
· Erection of oak framed Porch to north west elevation of barn with a lean too roof rising from approximately 2m to 2.5m and projecting approximately 1.2m with a width of approximately 2.7m. This element has been removed from the submission.
· The insertion of a new window opening on the first floor of the front, North West elevation.

· Conversion of the existing outbuilding into additional living accommodation. 

· The construction of an oak framed car port measuring approximately 8.5m by 5.5mwith a ridge an eaves height of approximately 4.3m by 2.2m.

· Insertion of new window opening on the first floor of the rear of the existing dwelling, South West elevation.

· Construction of a single storey rear extension measuring approximately 10.5m by 3m, the proposed extension will have a lean too roof with flat roof element, the proposed eaves will measure approximately 2.4m sloping up to the flat roof element at a height of approximately 3.3m.

	Principle of Development:

To ensure compatibility with the Development Strategy for the borough, a condition will be imposed in respect of the annex accommodation to ensure that it remains ancillary and incidental to the existing household/dwelling.  

The imposition of such a condition is required given the creation of an independent residential planning unit, in this location, is likely to be in direct conflict with the locational aspirations and sustainability criteria relating to the location of new housing within the borough as embodied within Key Statement DS1 and Policies DMG2 and DMH5 of the Ribble Valley Core Strategy.

As such, notwithstanding other Development Management considerations, it is considered that the principle of development would be in general compliance with the main aims and objectives of the Ribble Valley Core Strategy.

	Impact Upon Residential Amenity:

 The neighbouring adjoined property Granham House Barn lies directly to the north west of the application property, due to the existing external features of the converted barn, and the fact that the neighbouring property projects rearwards further than the application property the proposed rear extension and alterations are not considered to have any impact on the residential amenity of this neighbour. 

A concern was raised regarding the proposed car port and a reduction in light within the kitchen/ living area as a result.  Whilst it is clear that some loss of light may be experienced by the neighbour, the windows on the north western elevation are not the primary windows for the kitchen and living area, as the room has windows on the northern elevation.  Furthermore when taking account of the solar orientation of the proposed car port in relation to the windows, the loss of light is likely only to be in the early hours of the morning, as such the loss of light is considered to be minimal at best and would not be of such a detriment to warrant refusal of the application. 

Granham House Farm is located approximately 4m to the south east of the application property, due to the orientation of the properties and existing boundary treatments the proposed alterations and extensions are not considered to result in any significant impact on the residential amenity of this neighbouring property. There are no other neighbouring dwellings within 250m and as such the proposed development is not considered to result in any impact on the residential amenity of any neighbouring properties.

	Visual Amenity/External Appearance:

The proposed rear extension is at the rear of the property and will not be visible from the highway, Hothersall Lane; in addition the proposal will be constructed using materials corresponding to those used within the main dwelling, namely natural stonework and natural slate. The proposed single storey extension will remain subservient to the host dwelling, the proposed roof being set down from the main ridge by approximately 3m and approximately 1.3m bellow the existing eaves. As such the proposed extension is not considered to result in any harm on the visual amenity or character of the barn and surrounding area. 

The proposed additional window on the rear is considered to be in keeping with the application property’s rear elevation and will be of a similar form to the existing windows previously approved during the conversion of the former barn. The proposed window on the front, north western elevation, is also considered to be acceptable, while the application property does not have any existing openings of this size on the front elevation, the neighbouring adjoined barn does, as such the proposed new windows are considered to be acceptable and will not result in any harm to the visual amenity or character of the area.

The conversion of the existing outbuilding is not considered to result in any harm to the visual amenity of the host dwelling or surrounding area. The proposed conversion will not result in any significant structural changes and will maintain the existing openings, replacing the existing garage doors with a low level wall to be constructed in matching materials and windows to match the host dwelling.

The proposed car port will be constructed using an oak frame structure, while the proposed materials are not apparent within the existing dwelling, the natural oak is not considered to be out of character within the area or when viewed against the converted barn.

	Landscape/Ecology:

A bat survey was submitted with the application, this concluded that no evidence was recorded to suggest bats or birds where using the outbuilding, and has considered that the survey effort was reasonable to assess the roost potential of the building and no further survey work was deemed appropriate.

Concerns have been raised in respect of the accuracy of the submitted scoping survey.  However, given the survey has been undertaken by a suitably qualified professional and in the absence of any substantial evidence to demonstrate the report is inaccurate the authority considers the report to be both adequate and accurate.  For the avoidance of doubt an informative will be attached to the consent reminding the applicant of the protected status of both bats and birds.

	Other Matters:

A concern was raised that the granting of planning consent for a window on the front elevation of the barn, would negate the other legal covenants attached to the barn.  The granting of planning permission does not overrule any private legal agreements including covenants and such matters are not a material consideration in the determination of applications.

	Observations/Consideration of Matters Raised/Conclusion:

With all the above considered, it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.


