	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0767
	[image: ]

	Date Inspected:
	13/09/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

		

	Development Description:
	Replacement two storey outbuilding.

	Site Address/Location:
	The Barn By The River Kenyon Lane Langho BB6 8AN

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Conservation:
	

	Advised to consult Historic England on the application.

The large expanse of glass to the riverside elevation will be conspicuous and incongruous.

HE ‘Making changes to heritage assets’ identifies:

“It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting” (paragraph 41).

Large expanses of glass would not appear to be part of the character of vernacular farmsteads.


	Historic England:
	

	No comments.

	LCC Highways:
	

	No objections.

	Environment Agency:

	The existing garage building and terrace appear to be located adjacent to the top of bank of the River Ribble. Section AA indicates that the ground levels will be raised within Flood Zone 2 to accommodate the proposed terrace, infilling and reducing the capacity of the floodplain resulting in a potential increase in flood risk elsewhere. 

We also note that this drawing conflicts with the north-east and south-west elevation drawings which do not show a terrace. Any development within 8 metres of the top of the bank of a Main River requires an Environmental Permit. An Environmental Permit would not be forthcoming for ground raising that would reduce flood plain storage.



	

	CONSULTATIONS: 
	Additional Representations.

	No objections have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets
Policy DME6 – Water Management
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
Planning (Listed Buildings and Conservation Areas) Act 1990

	RELEVANT PLANNING HISTORY:
3/1998/0405 - Conservatory on rear elevation. Refused.

3/1991/0698 & 3/1991/0699 - Conversion of barn to single dwelling incorporating dower flat. Approved with conditions.

3/1990/0638 - Conversion of stone barn into dwelling. Approved with conditions.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies directly to the south of the River Ribble and is located at the end of a private access road which extends from Kenyon Lane, Dinckley.

The site is located partly within flood zones 2 and 3. The detached dwelling is a converted former barn that was granted consent in the early 1990s. The building was associated previously with grade II* listed Dinckley Hall which is located close to the east.

The rear elevation of the property faces the river. To the west of the former barn is a single storey structure which is located adjacent to the shared boundary with Ellis House. This outbuilding is currently used as a garage and log store. There is no planning history for this building although historic aerial photographs demonstrated it has been present since at least 2000. 


	Proposed Development for which consent is sought:
Permission is sought for a two-storey outbuilding to provide additional ancillary accommodation to the main house. The proposal would incorporate a single double garage to the front (north) of the plot. The rear section of the building would be two-storey with a total height of approximately 6.5m to the ridge. The building would be clad using timber boarding and would have zinc roof and aluminium framed windows. On the rear elevation overlooking the river it is proposed to incorporate a two-storey glazed element.

Internally, in addition to the double garage, the building would provide a lobby and lounge at ground floor with bedroom, dresser, and bathroom above. The external terrace which extends from the rear of the existing outbuilding would be retained and extended.


	Principle of Development:
In principle the proposal to create self-contained annex accommodation is generally considered acceptable subject to the proposals providing only modest accommodation as required by Core Strategy Policy DMH5.

In terms of the annexe accommodation, the proposed building would provide a self-contained unit. Whilst the annexe would provide only a single large bedroom, it would be generously proportioned and, in conjunction with the double garage, would comprise a considerable addition of new residential floorspace.

It is important to consider the design of the proposals, its impact upon the character, setting and visual amenities of the parent property and open countryside, and its impact on the significance of listed buildings (including setting).

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the Listed Buildings Act) states: “In considering whether to grant planning permission for  development which affects a Listed Building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”. 


	Design and Appearance (including heritage impacts):
NPPF paragraphs 199-200 state: “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”.

Paragraph 194 of the Framework requires applicants to describe the significance of any heritage assets affected and to understand the potential impact of the proposal on their significance. As submitted, the applicant fails to acknowledge the historic significance of the application site or the adjacent listed heritage asset, Dinckley Hall. Historic maps of 1840 and 1890 denote Dinckley Hall and what now exists as the application dwelling, The Barn By The River, and Ellis House. The Barn By The River and Ellis House are both former agricultural buildings with associated links to Dinckley Hall and therefore make an important contribution to setting and are considered to be non-designated heritage assets. Whilst the character of these buildings have been somewhat compromised as a result of conversion, the proposed development would further detract from the experience of the designated heritage asset and the historic linkages between buildings.

At present, the existing rendered outbuilding somewhat detracts from the small cluster of attractive, detached stone properties including Dinckley Hall. However, the proposal to replace the outbuilding with a larger structure of two storey height raises concerns regarding its ancillary, subservient nature to the parent property. The proposed outbuilding would be only 1m lower than the height of the main dwelling, would provide considerable additional floor space and would be a prominent addition to the site. Furthermore, the proposed building would be experienced as somewhat of an alien addition when seen in views from the north side of the river due to the expanse of glazing and from views from the private access track due to its size and the use of timber cladding on all elevations. 

It is considered that the proposed building would be harmful to the visual appearance and character of the area, would be injurious to the character and setting of the former agricultural barn and of detriment to the setting of Dinckley Hall.

It should be noted that alterations have taken place to the rear elevation of the converted barn including the insertion of patio bi-fold and sliding doors resulting in some erosion of the barn’s character. There appears to be no planning history associated with these alterations. 


	Effect on Neighbour Amenity:
Consideration must also be given to the impact of the development of the occupants of Ellis House. No objections have been received and it is considered that the proposals would not have a significantly greater impact on the occupants of Ellis House when compared with the existing arrangement. Whilst the proposed outbuilding would have a greater overall height, the height of the building to the eaves is not dissimilar to the existing wall that extends along the shared boundary. The proposed pitched roof of the two-storey outbuilding would slope away from the boundary with Ellis House such that any additional impact on residential amenity would not be unduly detrimental to warrant refusal of the application.


	Ecology:
The application is supported by a Bat Survey. The results of the survey found no evidence of bats within the buildings, 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. There was evidence of nesting birds found within the building and recommendations are made within the report to avoid any negative impact. It is also recommended that enhancement measures are incorporated into the design. 


	Flood Risk:
The Environment Agency has objected to the proposals as they would result in the raising of ground levels within Flood Zone 2 to accommodate the proposed terrace, infilling and reducing the capacity of the floodplain resulting in a potential increase in flood risk elsewhere.


	Conclusion:
The applicant has failed to consider the impact of the development proposals on heritage assets. Nonetheless, it is concluded that the proposed development would prove harmful to the character and setting of the host building and would also be injurious to the setting of grade II* listed Dinckley Hall due to the erosion of the understanding of the functional relationship between buildings and the design and appearance of the proposals.


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

	1. The proposal, by virtue of its design, size and scale, would result in an unsympathetic and disproportionate addition that would be harmful to the character, setting and visual amenities of the existing building, a non-designated heritage asset, and fails to respond positively to or enhance the immediate context contrary to Key Statement EN2 and policies DMG1, DMH4 and DMH5 of the Ribble Valley Core Strategy.


	2. The proposed development, as a result of its design, external appearance, size and scale, would result in harm to the setting of the Grade II* listed Dinckley Hall contrary to paragraph 202 of the NPPF and Key Statement EN5 and policies DMG1 and DME4 of the Core Strategy.


	3. The proposed development would result in the raising of ground levels within Flood Zone 2 to accommodate the proposed terrace, infilling and reducing the capacity of the floodplain resulting in a potential increase in flood risk elsewhere contrary to paragraph 167 of the NPPF and Core Strategy Policy DME6.
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