	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0745
	[image: ]

	Date Inspected:
	29/09/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

		

	Development Description:
	Proposed single storey extension to north elevation.

	Site Address/Location:
	Brockthorn Wigglesworth Road Slaidburn BD23 4SX

		

	CONSULTATIONS: 
	Parish/Town Council

	The plans are not clear as to where the proposed development is and whether it is intended to be part of the house or the barn.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations
Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2020/0383 - Conversion of barn to one dwelling. Approved with Conditions.

3/2011/1058 - Application to vary condition no. 4 of planning consent 3/2010/0693P, to allow the external works for the development to be completed before the expiration of three years of the date of this permission; and to vary condition no. 14 to allow one of the units to be used as permanent residential accommodation while keeping the other unit as a holiday let. Approved with Conditions.

3/2010/0693 - Proposed adaptation and re-use of redundant barn to one dwelling and two holiday cottages. Approved with Conditions.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
This application seeks consent for the erection of a single storey extension to the north elevation of a recently converted barn adjacent Brockthorn Farmhouse, off Wigglesworth Road, Tosside.

The site lies within a remote area of the Forest of Bowland AONB with the barn contributing positively to the character and appearance of the surrounding area.


	Description of Proposed Development:
Permission was recently granted to convert the stone barn at this site to a four-bed dwellinghouse. The conversion is substantially complete, and the applicant seeks permission to erect a lean-to porch measuring 3m x 3.2m on the north elevation. The porch would be constructed using stone and slate to match the main building.


	Visual Amenity/External Appearance:
Key Statement EN2 states that the landscape character of the Forest of Bowland Area of Outstanding Natura Beauty will be protected, conserved and enhanced. This policy also states that development will be expected to being keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials. NPPF paragraph 171 says that ‘great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty which have the highest status of protection in relation to these matters’.

During determination of the previous application to convert the barn to a dwelling, the building was considered to be worthy of retention due to its contribution to the character of the area and its inherent interest as a traditional agricultural building. The County Archaeologist required recording of the building prior to its conversion.

Regard was had to the external appearance and character of the building, which is a simple linear structure, with efforts made to protect the character of the building by restricting domestic additions or alterations. Approval of the scheme to convert the building was conditional upon removal of householder permitted development rights in the interests of the amenity and appearance of the locality and the character of the building itself.

The proposed porch extension is modest and would be constructed from natural materials to match the main building. However, a porch extension is often seen as an unsympathetic addition to traditional farm buildings. Historic England guidance, Adapting Traditional Farm Buildings, states at paragraph 3.11, ‘Overtly domestic extensions such as porches and conservatories are alien in character and can rarely work successfully within the context of historic farm buildings’.

In design terms the basic idea is that traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion. It is considered that the addition of a porch would contribute unnecessary complexity and would result in the loss of original character.


	Other issues/Conclusion:
In view of all of the above, the work to convert the building has only recently been completed and the proposal to construct a porch extension of the north elevation which is visible from Wigglesworth Road would be injurious to the building’s character.


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

	1. The proposed development, by virtue of its design, would result in an unsympathetic additional that would be harmful to the character and visual appearance of the existing building, a former agricultural building, contrary to policies DMG1, DMH4 and DMH5 of the Ribble Valley Core Strategy.
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