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	3/2020/0149
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	Date Inspected:
	10/03/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	

	

	Development Description:
	Construction of single storey rear extension. Resubmission of 3/2019/0626

	Site Address/Location:
	Iron Forge, Whitewell Road, Cow Ark, BB7 3DG 

	

	CONSULTATIONS: 
	Parish/Town Council

	None received within consultation period.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DME4- Protecting Heritage Assets
Key Statement EN5: Heritage Assets
 Key Statement EN2 – Landscape
Policy DME2- Landscape and Townscape Protection
Policy DMG1 – General Considerations
 Policy DMH5 – Residential and Curtilage Extensions
 Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
 National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2019/0626-Construction of a single storey extension.- Withdrawn 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to one of three attached barn conversions located within Cow Ark. The application site falls within the Forest of Bowland AONB and the adjacent dwelling, Lees House Farm is a grade II Listed property. The application site benefits from a private parking area to the front with a private garden to the rear. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the rear of the dwelling. The extension will have a rearward projection of 3.8 metres and will have a lean to roof measuring 2.38 metres at the eaves and 3.28 metres at the highest point. 

	Residential Amenity:

The proposed extension it on the rear elevation of the dwelling and will be set away from boundary of the attached neighbouring dwelling by 6.2 metres. The side elevation of the rear extension will face the garden area of the adjacent property however as there is an existing boundary treatment between the development site and this neighbouring property it is considered the proposed extension will not result in the loss of privacy to this neighbour as well as the development not resulting in the loss of light to any neighbouring windows.

The neighbouring to the north Lees House Farm, is also facing a side elevation of the rear extension and this elevation does not propose any windows to be installed. The boundary treatment and separation distance between the side elevation and the closest elevation on the neighbouring dwelling ensures that the proposed extension would not result in an unacceptable loss of light to any windows that may serve habitable rooms at this neighbouring dwelling. 

	Visual Amenity:

The Ribble Valley Core Strategy policy DMH4 highlights the importance of the character and historic value of converted barns and that the impact of development should not harm the appearance or function of the former barn.

The application site is located within the AONB and Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

The proposed development has been amended significantly from the originally submitted scheme which proposed a single storey extension with a rear facing gable with a large amount of glazing to the rear and south east (side) elevation. The amended drawing proposed a lean to roof with a reduction in the amount of glazing proposed with the windows/patio doors to be sat within reclaimed stone mullions. The extension will be constructed in reclaimed stone work including corner stone details to match that of the main dwelling and the slate roof and details will match that of the main dwelling. 

The proposed development will be on the rear elevation of the dwelling and will therefore will not be visible on approach from the highway Whitewell Road and therefore will have minimal impact on the visual amenity of the surrounding AONB.

The neighbouring dwelling, Lees House Farm is a grade II listed property that is within close proximity to the development site and therefore the development is within the setting of a listed building

Paragraph 129 of the NPPF 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.”

With regards to the above, it is considered that the proposed extension will not result in any significant negative impact to the visual amenity or character of the former barn and surrounding AONB. It is also considered that the proposed extension will have minimal impact on the setting of heritage asset known as Lees House Farm as the proposed extension is well contained within the rear garden area of the development site. 


	Observations/Consideration of Matters Raised/Conclusion:
Overall, the proposal is not considered to cause unnecessary harm to the residential or visual amenity of the area and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.
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