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	Development Description:
	Proposed double garage, all materials to match existing property.

	Site Address/Location:
	Clend Barn Coat Rakes Dale Head Slaidburn BB7 4TS

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	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 DME4 – Protecting Heritage Assets
Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
3/2021/0027 - Proposed installation of air sourced heat pump to be sited behind existing 1.8m high dry-stone wall to garden area.  Alter porch from timber to stone above 1m high. Resubmission of 3/2020/0774. Approved.

3/2020/0774 - Proposed 2 lead covered dormer windows above bedrooms 2 & 3 ensuite. Install air sourced heat pump. Alter porch to stone from timber above 1m high. Refused.

3/2019/0018 - Application for a non-material amendment sought from planning permission 3/2016/1181 to create a new window opening to the southwest elevation to match existing windows. Approved.

3/2018/0437 - Construction of new entrance porch to NW elevation; block up window 1 and create new window 2 to NW elevation; creation of new door opening to SW elevation. Approved with Conditions.

3/2017/0466 - Application to install three additional roof lights, create new window opening and demolish small dilapidated outbuilding to northwest elevation. Approved with Conditions.

3/2016/1181 - Construction of a single storey extension. Approved with Conditions.

3/2016/1037 - Application for non-material amendment to planning permission 3/2013/0538 consisting of alteration of window opening to NW elevation to suit original opening size; blocking up low height doorway to match existing walls to SE elevation; opening up existing blocked up window opening to SE elevation; renewal of roof slates with grey artstone roof slates; three repositioned conservation roof lights to suit new internal layout. Approved.

3/2013/0538 - Proposed conversion of Cocklick End Farmhouse and the adjoining barn to provide a single residential unit together with minor alterations to the building and associated works including improvement of the access track (alternative to refused application 3/2012/0984P). Approved with Conditions.

3/2012/0984 - The reinstatement of residential use of Cocklick End Farmhouse and the conversion of the adjoining barn for residential purposes together with minor alterations to the building and associated works including improvement of the access track. Refused.

	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:
The application building is situated in an isolated location to the north of the Gisburn Forest and within the Forest of Bowland AONB. The traditional stone-built farmhouse and attached barn were granted consent to be used as a single dwellinghouse in 2013 which included minor alterations to the building and access improvements. Access to the building is from the east side of School Lane. The access point is shared with Halstead Farm with a separate 320m long stoned access track to Clend farmhouse splitting from the main access road.

Since 2013 further alterations to the building have been granted consent including construction of a single storey extension, additional windows and rooflight openings and porch.


	Proposed Development for which consent is sought:
The application seeks consent for the erection of a double garage to be located to the south-west of the main building in an area currently used for parking. The proposed garage would have a dual-pitched roof, 4m to the ridge, and would be faced with random stone, timber garage doors and a slate roof.

Pre-application advice was sought on the proposals in advance of this application.


	Principle of Development:
The main consideration in this case concerns the visual appearance of the proposals on the host dwelling and the surrounding area. Core Strategy Policy DMG1 places particular emphasis on the visual appearance and relationship to surroundings. The site is located in the Forest of Bowland AONB which is afforded the highest level of landscape protection.


	Design and Visual Appearance:
Clend Barn was formed by the conversion of Cocklick End Farmhouse and the contiguous barn to provide a single residential unit together with minor alterations to the building. As part of the approved conversion scheme, two car parking spaces were provided in the area where the double garage is now proposed to the south-west of the main building and was to be heavily screened by landscape planting such that any parked vehicles would not be prominent in the landscape.

The existing property incorporates an original farmhouse and the proposed garage would be located on the side of the main building closest to the historic farmhouse section. There is some concern regarding the siting of the proposed garage around 19 metres from the farmhouse. However, there are no other locations within the residential planning unit that the building could be sited and, as noted above, the garage would be positioned in an area that is already used for parking.

Further to the above, there are limited views of the site from public viewpoints. Any views of Clend Barn are from long-distance and therefore the impact of an additional garage building on the landscape are minimised. In terms of its design, the proposed garage would be constructed from high quality materials, random natural stone and roof slates to match the main building. 

The application also incorporates timber garage doors with a central with a central random stone pillar to subdivide the two garage door openings as requested at pre-application advice stage.


	Observations/Consideration of Matters Raised/Conclusion:
Having regard to the above, it is considered that the proposals would not impact negatively on the application property and should be approved subject to conditions.


	RECOMMENDATION:
	That planning consent be granted.
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