	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0084
	[image: ]

	Date Inspected:
	21/04/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

		

	Development Description:
	Proposed demolition of existing garage. Alterations to change the use of the domestic store to a dwelling to include a single storey side extension and two storey rear extension.

	Site Address/Location:
	The Rann Saccary Lane Mellor BB1 9DL

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement H1 – Housing Provision
Key Statement H2 – Housing Balance
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside & the AONB
Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2014/0642 - Proposed single storey extensions and detached garage to existing domestic store previously approved for a change of use into a dwelling. Approved with Conditions.

3/2013/0052 - Conversion of traditional domestic storage buildings within the curtilage of The Rann. The existing unoccupied cottage currently used as a store adjacent to the house is to be utilised as an annexe to The Rann and the second store converted into a dwelling for the applicant. Approved with Conditions.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
This application relates to the conversion of an agricultural storage building associated with The Rann, Saccary Lane, Mellor. The dwelling and the former agricultural buildings at The Rann are situated on the north side of a private access road which runs off the western side of Saccary Lane. The site is within the open countryside and is not immediately adjoined by other properties although there are other properties in the general locality. A public right of way passes the site directly to the south.

Consent was granted under application 3/2013/0052 for the conversion of an existing unoccupied cottage to form an annex for the main house; and for the conversion of the detached stone storage building further to the west into a dwelling. It is unclear whether works to create the annex in an adjacent building have been completed but no works to implement conversion of the storage building to a dwelling were commenced. A further planning application, ref. 3/2014/0642, was approved in 2014. Whilst the original approval did not involve any extensions or alterations, the 2014 application included a single storey extension to the rear. This approved development has not been implemented and consent has now lapsed.


	Description of Proposed Development:
This application seeks to create a new dwelling through conversion of the existing building, a two-storey extension to the rear and single storey side extension. An existing garage building to the west would be demolished. The proposal would provide living accommodation over two floors with office, kitchen, snug and lounge at ground floor and two bedrooms, bathroom, dresser, and shower room at first floor.

Openings on the south and east elevations would be largely retained as existing. An extension is proposed to an existing lean-to on the west side of the building and would measure 3.4m x 3.2m. On the rear (north) elevation as two storey extension with a projection of 4.6m is proposed. This would have a marginal set down from the eaves and ridge height of the existing building and would be constructed from stone and slate to match.

The two-storey rear elevation would be heavily glazed at ground and first floor with a first-floor balcony. A flue and three roof lights are proposed on the west-facing roof slope of the existing building. Within the red edge are also included parts of the adjacent stone building which are to be associated with the proposed new dwelling rather than The Rann.

To the rear of the extension a patio is proposed. The existing concreted area to the west of the building would be extended to provide a parking area for two vehicles. The application also includes an extensive area of residential garden to the north and west of the building.


	Principle of Development:
The latest published position in relation to housing land supply is contained in the Council’s Five-Year Supply Statement (Published May 2020) which demonstrates a deliverable 13.9-year housing land supply from the base date of 31st March 2020 against a Local Housing Need Requirement figure of 143 dwellings per year calculated using the ‘Standard Method’ (as per para. 3. of PPG Guidance ‘Housing supply and delivery). Therefore, the Council is able to comfortably demonstrate a deliverable 5-year supply of housing land.

Core Strategy Policy DMH3 seeks to resist housing development within areas defined as open countryside or AONB (such as this site) and states that housing development will be limited to ‘the appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction’. 

Policy DMH4 seeks to further manage the conversion of barns and other buildings to dwellings and states that planning permission will be granted subject to other policies in the plan where, amongst other requirements, the building is not isolated in the landscape, i.e. it is within a defined settlement of forms part of an already group of buildings. The building to which this application relates is located within a cluster of buildings and it is therefore considered that the site is not isolated in the landscape insofar that it can be considered to relate to an already defined group of buildings. 

Proposals to convert barns and other buildings to dwellings must accord with all ten considerations in Policy DMH4. The building to be converted must have a genuine history of use for agriculture or another rural business. I am reasonably satisfied that the building was last used for the purposes of agriculture.

Policy DMH4 also requires the building to ‘be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alternation, which would adversely affect the character or appearance of the building. The Council require a structural survey to be submitted with all planning application of this nature. This should include plans of any rebuilding that is proposed”.

The application is supported by a Structural Appraisal following a structural inspection of the building. This confirms the walls of the building to be relatively plumb and in reasonable condition and there is no need for any demolition or reconstruction works to the building’s external walls identified.

Furthermore, Policy DMH4 also requires that the existing “…building and its materials are worthy of retention because of its intrinsic interest or potential or its contribution to its setting”. The application building is faced with stone and slate. The building is denoted on the first edition 1:2,500 OS map dated c.1890. The building is therefore of considerable age and is deemed to contribute to the character of the area; thus it is considered to be worthy of retention.

Having regard to the above, conversion of the building to a single dwellinghouse would accord with the ‘in-principle’ elements of policies DMH3 and DMH4 of the Core Strategy.


	Impact Upon Residential Amenity:
The proposed dwelling would be in close proximity to storage buildings associated with The Rann and which appear still to be in some low-key agricultural use. However, the proposal is for these buildings to be in common ownership with the proposed new dwelling for residential storage purposes. 

It would seem that the agricultural use of the site would cease, with all of the remaining buildings in residential use. There would be no loss of light, outlook or privacy arising from the proposals. 


	Visual Amenity/External Appearance:
As approved under planning application 3/2013/0052, the conversion of the building did not involve any extensions or alterations; and there were no proposals relating to the prefabricated detached garage. The external alterations to the building included the formation of a new door and window opening which were of a proportion and size to replicate existing openings and copy their patterns. Conservation roof lights were also to be added. The 2014 planning application proposed a single storey extension to the rear of the existing lean-to so that the single storey section of the building would occupy the whole length of the western side elevation beneath a catslide roof. A single-storey extension was also proposed on the northern elevation with an eaves height of 2.7m and a ridge height of 3.8m. 

The proposal as submitted is for a two-storey rear extension. The rear elevation of the extension would contain modern glazing with a first-floor balcony and would not respect the character of the existing building, which is simple and functional, with a high solid-to-void ratio nor would it reflect the character of other buildings within the group. It is considered that this addition would be harmful to the application building, contrary to the requirements of Policy DMH4 which states, ‘Planning permission will be granted for the conversion of buildings to dwellings where it is of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character or appearance of the building’ and Policy DMH3 which requires the form and design of proposals to convert existing building to be ‘in keeping with their surroundings’.

It should be noted that the 2014 application was amended during the application process to reduce the amount of glazing on the north elevation of the proposed single storey rear extension. The glazing now shown on the north of the proposed two-storey extension far exceeds this and would also result in a somewhat bulky two-storey addition to the existing building which itself is of modest proportions.

Further to the above, the area outlined in red exceeds the area previously approved as part of the residential plot. Whilst it is accepted that the majority of the area appears to have been used as residential garden in association with The Rann for a reasonable period of time, the red edge extends beyond the established western boundary of the site.


	Highways:
The County Surveyor has raised no concerns. The hardstanding area to the west of the building would be extended to accommodate two vehicles.


	Ecology:
The application is accompanied by bat/barn owl survey which found no evidence of bats within the building, with roosting potential considered to be negligible. As such the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. Bat foraging the immediate area is described as moderate to high and therefore there would be a requirement, should consent be granted, that bat roosting/nesting features be provided on the building.


	Other issues/Conclusion:
In view of all of the above, it is considered that the proposed two storey extension to the building’s rear elevation would be a bulky and unsympathetic addition and would prove harmful to the building’s character and appearance. Accordingly, it is recommended that the application be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

	01
	The proposed development, by virtue of its elevational language, size and scale, would be harmful to the character and appearance of this traditional agricultural building and would fail to respond positively to or enhance the immediate context contrary to Key Statement EN2 and policies DMG1, DMH3 and DMH4 of the Ribble Valley Core Strategy. 
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