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	Development Description:
	Proposed single storey extension and associated alterations.

	Site Address/Location:
	Woodseave Barn, Page Fold, Off Cross Lane, Waddington, BB7 3JH

	

	CONSULTATIONS: 
	Parish/Town Council

	No response

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DME4: Protecting Heritage Assets 
Policy DMH4: The Conversion of Barns and Other Buildings to Dwellings 
Policy DMH5: Residential and Curtilage Extensions 


	Relevant Planning History:
3/01/0043/P – Conversion of barn to dwelling
RV/2021/ ENQ/00046 – pre application advice

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application property is a barn which underwent conversion to a dwelling in in early 2000s. This conversion incorporated some domestic alterations which are not considered to be sympathetic to its  rural character.  The site is located in an isolated position off Cross Lane and the rear overlooks open fields. 

	Proposed Development for which consent is sought:
The application seeks consent for the construction of a single storey extension to the rear of the property. This will replace an existing large porch with dual pitch roof which is not a typical feature of a barn. 

	Principle of Development:
The application property is a barn conversion which is located in the open countryside on the outskirts of Waddington and is also within the Forest of Bowland AONB. 

Key statement EN2 of the adopted development plan, states that proposals located within the AONB ‘will need to contribute to the conservation of the natural beauty of the area’ further stating that ‘As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials’.  

Policy DMG1 relates to general design matters.  The Policy states, that proposals ‘be of a high standard of building design which considers the 8 building in context principles’ and ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials’.  

Policy DMH5 reaffirms that ‘proposals to extend or alter existing residential properties must accord with policy DMG1 and any relevant designations within which the site is located’.

Policy DMH4 refers to the conversion of rural buildings but is still considered of relevance as it requires buildings to be converted to be capable of conversion without major rebuilding etc. 

	Residential Amenity:
The dwelling has no near neighbours that will be affected by this proposal, the rear of the property backs onto open agricultural land. 

	Visual Amenity:
The application property is a barn which underwent conversion to a dwelling in in early 2000s. This conversion incorporated some domestic alterations which could be considered to detract from its agricultural origins, including the porch which is proposed to be removed.  

The supporting statement includes a number of visuals to depict how the proposed extension will appear when constructed. 

The proposed extension reflects the local vernacular and it is considered that it would enhance the character and appearance of the original dwelling by reinstating a more rural language upon an elevation which at present is very domestic in appearance.  The overall form of the extension is reflective of a typical lean-to catslide addition found on similar properties within the Borough. It will represent an approximate 10% increase on the existing building floor area which is considered subservient. 


	Ecology / Trees:
The application is accompanied by a bat survey which concludes that there is no evidence of bats roosting at the building and the building has negligible potential for roosting bats. 

There are no trees or shrubs close by that would be affected by the proposed works. 

	Highways:
The proposal is a domestic extension to a dwelling and there are no envisaged highway safety implications. 

	Observations/Consideration of Matters Raised/Conclusion:
For the reasons above, considering the material planning considerations and relevant local and national policies, the proposal is an acceptable form of development. The proposal is a sympathetic addition to the barn conversion and will restore some of its agricultural character. Therefore, it is recommended accordingly. 

	RECOMMENDATION:
	That planning permission is granted. 
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