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	Date Inspected:
	24/03/2022
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed single storey side extension

	Site Address/Location:
	2 Howcroft Cottage Stopper Lane Rimington BB7 4EJ

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets
Policy DMH5 – Residential and Curtilage Extensions 
Policy DMG2 – Strategic Considerations

NPPF
NPPG


	Relevant Planning History:
N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

No. 2 Howcroft Cottage is one of a pair of isolated (although adjoining the road; public right of way FP 31 runs SW-NE to the south) vernacular built cottages (retains stone slate roofing) in the open countryside adjoining the Forest of Bowland AONB.   Consideration to the 1840s OS map suggests the footprint of the attached cottages has changed little since this date (modern porches and conservatories; including side extension proposed for demolition?). The development of the cottages is not clear – No1. has more prestigious stonework to its front (south-east) elevation but a less formal arrangement of window and door openings (No. 1 has a single window to the left at first floor) in comparison to No. 2. Both properties retain timber windows (albeit modern mock-sash). The cottages initially (further research required for confirmation) appear to be a non-designated heritage asset.

The countryside is rolling and the front elevation appears elevated in respect to some roadside views. The site is inter-visual with Pendle Hill but is screened by vegetation in most long-distance views. This landscape of tree bounded fields, undulation and traditional buildings appears a fitting setting to the Forest of Bowland AONB outlier.

	Proposed Development for which consent is sought:
Planning permission is sought for a single-storey side extension to the north-east elevation of No. 2 Howcroft Cottages to provide ground floor kitchen and Dining. Materials to match include stone  walling and stone slate (in part) with aluminium wall cladding and aluminium window and door frames. 

	Impact upon the character and appearance of the area:
The proposed extension is significantly different from the previously refused extension and replaces an existing single storey extension of a similar proportion. The resultant building is slightly higher and has a larger footprint  but does not result in a harmful visual impact on the AONB. There is a minimal set back from the main elevation which although would normally be insufficient it would not be harmful to the character and appearance of the open countryside adjoining the Forest of Bowland AONB or the dwelling itself. This is partly having regard to the planning fall back position and the existence of the original extension. 



	Residential Amenity:
The proposals have an acceptable impact upon the amenity of the adjoining residents.

Highways:
The proposed additional space is for Kitchen/Dining/Living Room and not additional bedrooms. 

Ecology:
The bat survey identifies no evidence for roosting bats and the building has negligible potential for roosting bats.


	Observations/Consideration of Matters Raised/Conclusion:
None

	RECOMMENDATION:
	That planning permission be granted.
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