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	Date Inspected:
	21/02/19
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension of existing detached single garage to create double garage and garden store

	Site Address/Location:
	Byre Barn, Edisford Bridge

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2009/0905 – Proposed rear hardwood lean-to conservatory - refused
3/1993/0421 – Conversion of barn to two dwellings – approved with conditions



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the detached garage associated with Byre Barn on Edisford Road. Byre Barn is a converted barn and forms part of cluster of buildings/dwellings at Edisford Hall Farm, with 

Edisford Hall Farm, and the adjoining two cottages, Grade II Listed buildings. 

As detailed above this application relates to the detached garage, and a detached shed, located to the north west of Byre Barn. The single garage is of natural stone construction with a slate roof, and is well constructed so as to match the converted barn in terms of its appearance. The detached garage is shown to be constructed on the approved plans for the barn conversion (93/0421) and thus is not a historic building. 
 

	Proposed Development:

This application seeks consent to demolish an existing timber shed and erect an extension to the detached garage. The extension would project 6m out from the side elevation of the existing boundary but would taper to follow the existing boundary line. The extension would provide addition space for the parking of an extra vehicle within, as well as a garden store/workshop.  
The extension would continue the pitched roof design of the existing garage and would be constructed in natural stone with a grey slate roof to match both the garage to be extended and the main dwelling. The extension would contain one velux window in the rear elevation of the roof slope and the proposal also includes two additional velux windows in the rear elevation of the existing garage. A window would be installed in the south east facing side elevation of the extension. 


	Principle of Development:

The application seeks to extend a detached garage at an existing residential property and thus the broad principle of the development is acceptable in this location, subject to compliance with other policies in the Core Strategy.    



	Visual Amenity, External Appearance and impact on listed building:

As detailed earlier in this report the dwellings to the north at Edisford Hall Farm, and the adjoining two cottages, are Grade II Listed buildings and therefore the impact of the proposal on the setting of the listed building(s) must be considered.  
Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the local planning authority in considering whether to grant planning permission for development that affects a listed building or its setting, to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest. 

Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the significance of a heritage asset, in this case the adjacent listed building(s).   

Paragraph 189 of the NPPF states that “In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance.” 

Para 190 states that “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal.”

Paragraph 193 goes on to comment “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance”

The application is accompanied by a heritage statement and the proposed extension would be situated approximately 30m from the listed building, although the existing garage is situated close to the boundary/curtilage of listed building. Nevertheless, the existing boundary is well screened by an evergreen hedgerow and this, along with the 30m separation distance and the building to be extended being single storey only, result the existing garage building not being highly prominent or visible in relation to this listed building. 

The proposed extension is relatively modest in size and would be constructed in a design/style, and with materials, that are in keeping with the surrounding area. Additionally, the proposed extension would be sited on the south eastern end of the garage and thus would not come any closer to the listed building than the existing garage. 

The original submission included the insertion of a full length window in the south east facing elevation. The LPA raised concerns with regard to the visual impact of this modern and somewhat urban feature and consequently it has been removed from the proposal. In respect of the velux windows, there are velux windows in the roof of Byre Barn, opposite the garage and facing the grade II Listed building. Velux windows have recently been approved within Edisford House and the  listed building itself has consent (3/2016/0012) for extensions and alterations, including a velux window. As such velux windows are relatively common in this cluster of buildings and their insertion in the single storey garage is considered to be acceptable.   

In view of the above it is considered that the proposed extension to the garage would not cause harm to the setting of the listed building, or the wider are in general, in accordance with the requirements of The Planning (Listed Buildings and Conservation Area) Act 1990, the NPPF and Ribble Valley Core Strategy. 


	Impact Upon Residential Amenity:

The proposed extension would not bring the existing garage any nearer to any neighbouring residential properties and thus would have no greater impact upon residential amenity of neighbouring properties than the existing situation and the proposal complies with Policy DMG1 of the Core Strategy.       


	Ecology:

The submission is accompanied by a bat survey which found no evidence of bats in the building to be extended, and concludes that the building has low/negligible potential to support roosting bats.  



	Conclusion:

In summary, the proposed extension would share an acceptable relationship with the host building (garage) and the surrounding area, including the listed building, in terms of its design and appearance, and would not have any undue impact upon neighbouring residential amenity in accordance with Policies Policy DMG1, DME4 and DMH5 of the core strategy. 



	RECOMMENDATION:
	That planning consent be granted.


