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	RB
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	Development Description:
	Internal remodelling and two storey rear extension. 

	Site Address/Location:
	Tanner House Barn, Higher Ramsgreave Road, Ramsgreave, BB1 9DJ 

	


	CONSULTATIONS: 
	Parish/Town Council

	Ramsgreave parish council objected to the development and had the following concerns. Loss of privacy to next door, sound proofing required, loss of light to neighbour, concerns regarding traffic and safety of road and access to party wall. 

	LCC HIGHWAYS:
	

	No objections to the development but recommended conditions relating to a Construction Management Plan to be submitted, restricting construction delivery traffic hours and electric vehicle charging points.

	

	CONSULTATIONS: 
	Additional Representations.

	5 letters have been received with the following objections:

· Overdevelopment of site

· Not enough car parking space

· Unsafe access

· Overlooking and loss of light to garden area

· Scale of the extension is not in keeping with area.
· Entertainment room is large.
· Title deeds state no extensions or outbuildings in lower part of the garden.
· Potential noise 



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/1985/0309- Outline consent for change of use to residential- Approved with Conditions
3/1985/0671- Change of use to residential- Approved with Conditions

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The dwelling the proposal relates to is a barn conversion with a detached garage. The property benefits from a driveway to the front and side with a private garden area to the rear. The application site is not situated within any areas of designated interest but is adjacent to the designated Green Belt boundary. 


	Proposed Development for which consent is sought:

Consent is sought to demolish the existing double garage and erect a two storey extension to the rear of the barn. At ground floor the extension will have a rearward projection of 3.7m, measuring 13m in width and will have a flat roof measuring 3m in height. At first floor the extension will have a rearward projection of 3.5m and measure 8.3m in width. The extension will form a rear facing gable with balcony at first floor and glazing continuing into the apex of the gable roof. The eaves of the extension will be 5.4m high and will measure 9.5m at the ridge. The roof space is also being extended into to provide an entertainment space within the roof of the dwelling. The extension will be faced with white k render with aluminium glazing and a slate to the gable roof and edpm to the flat roof. 
It is also proposed to lower the cills of ground floor windows on front elevation of the property. The cills are to be lowered by approximately 350mm. The stone surrounds are to be retained. Three roof lights to front roof slope and one roof slope to rear are proposed to the roof of the main barn. 
The development has been significantly reduced from when it was originally submitted as the development also included a link and a new outbuilding in the rear garden area. The scheme has been amended removing these elements from the proposal. 

	Impact Upon Residential Amenity:

The only neighbour with the potential to be affected by the development is Tanner House Barn to the north east of the application dwelling. The shared boundary between the side elevation of the proposed single storey extension is 4.2 and the side elevation of the first floor gable is approximately 9.1m from this boundary. Due to the first floor extension having a rearward projection of 3.5m and the extension being sited approximately 9m from the boundary the development would not result in a detrimental loss of light to this neighbour. The proposed single storey flat roof extension would also have minimal impact on this neighbour in terms of loss of light as the extension is approximately 4m from the shared boundary and has a maximum height of 3m. 
In terms of concerns regarding overlooking, the proposed balcony at first floor is only likely to overlook the garden of the application dwelling as the balcony is recessed within the proposed first floor extension so that no overlooking can occur when sat on this balcony. As well as this a separation distance of 9m from the boundary is sufficient. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  
The application property was previously an agricultural barn granted permission to be converted to a dwelling in 1985. The application building has not undergone any changes since its original conversion and still retains its inherent agricultural character. Therefore, the main consideration in determining this application is the impact of the proposals on the character and appearance of the building.
Historic England’s guidelines for ‘Adapting Traditional Farm Buildings’ states that ‘extensions should be avoided if they compromise the character and setting of the farm building and instead consider extensions and new buildings that work with and enhance the historic plan form of the farmstead.  The guidance goes on to state that ‘extensions should be subordinate in scale and relate to the massing and character of the existing farmstead group’
The development proposes to erect a two-storey rear extension that has a rearward projection of 3.5m and extends the full width of the property at ground floor and approximately half the width of the dwelling at first floor. The extension also extends into the roof to provide a room within the roof space taking the total height of the extension to 9.8m. The proposed development would cover 5 out of 6 windows on the rear elevation of the barn and would introduce a significant amount of glazing to the rear elevation. 
The introduction of such a significant amount of glazing is inappropriate considering that most agricultural barns benefit from a minimal number of openings. As well as this the use of k rend on a barn that is constructed of stone is also considered to be harmful to the character and appearance of the stone-built barn.  Furthermore, the addition of additional living space at first floor results in a roof pitch with a degree of 45o that is not in keeping with the existing roof. The degree of the roof pitch is an important aspect of the design of an extension to a barn as it is typical that barn roofs are of a low degree as the roof space was often unused.
Considering the above the proposed extension would result in significant harm to the character of this traditional farm building and would neither conserve nor enhance its inherent character. The extension would dominate the barn and the additional built mass to the building’s rear would impact the simple and traditional character of the barn by creating an inappropriate and incongruous extension. 

Historic England’s guidelines in relation to new openings states that ‘where new openings are added or new windows are inserted, great care needs to be given to their placing and design’ and that ‘in most cases it is probably best to follow existing patterns on the building’. The introduction of roof lights to the front and rear roof slopes are considered inappropriate as the building is currently void of any roof features. Therefore, the rooflights would be considered to introduce incongruous and discordant features on what is a currently unbroken roof slope. As well as this, the lowering of the cills to the front of the property is considered unnecessary and this alteration would dilute the character of the front elevation of barn. 



	Ecology:

A protected species survey has been submitted (dated 05.03.2021) which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts. 

	Highways:

The LCC highways engineer has no objections to the development but requested that due to the extensive nature of the development that a charging point for electric vehicles be installed and that, as the development is situated a cross roads with some obstructive views, a construction management plan be submitted so that care can be taken to not obstruct these during the construction phase of the development. A condition relating to the deliveries has also been requested to be attached to the permission. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, as set out above the proposed development will be significantly detrimental to the visual amenity and character of the area and host building as such the proposal does not comply with policies DMG1or  DMH5 of the Ribble Valley Core Strategy.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed development, by virtue of its size, scale, design and elevational language, would result in unsympathetic and discordant additions and alterations that would be harmful to the character and appearance of the host building and the surrounding area contrary to policies DMG1 and Policy DMH5 of the Ribble Valley Core Strategy.


