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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed single storey rear extension to create annexe accommodation.

	Site Address/Location:
	Wythenstocks Barn, Back Lane, Grindleton. BB7 4RW

	

	CONSULTATIONS: 
	Parish/Town Council

	Grindleton Parish Council consulted on 4/2/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement EN2 - Landscape
Key Statement EN5 – Heritage Assets
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


National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2016/0579:
Extension to an existing dwelling to form a link with the redundant garage, improving kitchen and dining facilities and creating a ground floor bedroom. (Approved)


3/2001/0249:
Erection of a garage to rear (Approved)

3/1997/0622:
Renewal of application 3/92/0429 for the conversion of a redundant barn to dwelling (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area

The proposal relates to a converted barn property in Grindleton. The property consists of stone, slate roof tiles and timber windows and doors. The surrounding area is residential and is characterised by numerous stone based residential dwellings with the wider area comprising agricultural fields and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for a single storey rear extension to create annexe accommodation.

	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated within the Grindleton Conservation Area therefore consideration will also be given towards the effect of the proposal on the visual and historic character of the surrounding area.


	Residential Amenity:

The proposed extension would incorporate windows on its South-eastern side and North-eastern rear elevations both of which would solely provide views into the property’s curtilage therefore no loss of privacy to any neighbouring residents is anticipated as a result of the proposed works. The extension would be sited approximately 12 metres away to the North of the nearest neighbouring property known as Oakwood therefore it is not considered that the proposal would pose any issues with regards to loss of natural light or outlook.


	Visual Amenity / Landscape:

Historic planning records show that the original residential conversion of the barn was approved in 1997 with a detached garage being added to the rear of the property in 2001. Following this an extension forming a link between the main property and detached garage was approved in 2016. As such, a considerable part of the barn’s traditional character has already been lost as a result of the later additions to the rear of the property which have transformed the original building into an elongated L-shaped dwelling which bears little resemblance to the unadorned character of the original building.

The proposed annex extension would adjoin to the North-eastern side elevation of the converted garage at eaves height level and would be relatively modest in terms of footprint. As such, the proposed annex extension would not appear inherently overly dominant in terms of size. Notwithstanding this, when viewed in conjunction with the existing extensions to the rear of the property, the collective visual impact of the existing linear extensions and proposed annex extension would only further detract from the traditional character of the original building by virtue of amplifying the irregular elongated rear profile of the dwelling which in turn would result in further harm to the historic character of the barn.

Historic England guidance in relation to adapting traditional buildings states: 

“Whether contemporary in design or based on an existing structure, extensions and new buildings should be subordinate in scale and relate to the massing and character of the existing farmstead group…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”.

Furthermore, with regards to development within the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that development should ‘be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials’ however given the existing and largely unsympathetic linear additions to the rear of the original building it is considered that the proposed annex extension would be an even further departure from the original character of the dwelling, being largely incongruous with the inherent character of the surrounding landscape and ultimately of detriment to the historic character of the barn.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the existing parking arrangement on site it is not considered that the proposal would have any undue impact upon highway safety.


	Heritage:

The proposal site is situated within the Grindleton Conservation Area. With reference to making decisions on applications for development in a Conservation Area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Grindleton Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Grindleton Conservation Area. 

As stated previously, the extension would be a further departure from the original character of the host property and as such would offer little if anything in terms of enhancement to the historic character of the surrounding Conservation Area. Similar sentiments were expressed following internal consultation with the Council’s Heritage Officer who has raised concerns with regards to the flat roof design of the proposed extension. The extension would incorporate some modern materials as part of its design and would therefore not wholly accord with the above Conservation Area Appraisal guidance however it is noted that some attempt has been made to incorporate traditional materials into the proposed development such as natural stone and timber windows. Furthermore, the proposal would be located well away from the nearest Listed Buildings to the South on Main Street and would not be publicly visible from within the Conservation Area. Accordingly, it is not considered that the proposal would be unduly harmful to the historic character of the Conservation Area.

	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not have any undue impact upon residential amenity for any neighbouring residents however given the loss of the property’s traditional character incurred through the existing works to the rear of the dwelling it is considered that the proposed development would result in further harm to the original character of the barn.  

It is acknowledged that the traditional character of the barn has already been largely eroded as a result of the recently constructed link extension however in this instance this cannot be considered as justification for further harm to the character of the building which would occur if the proposed works were to be implemented.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


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

	01
	The proposed extension, in conjunction with the existing linear extensions to the rear of the property, would further detract from the traditional character of the original building which in turn would result in additional harm to the historic character of the barn. As such, the proposal is considered to be unacceptable and entirely contrary to the aims of Policies DMG1, DMH4, DMH5 of the Ribble Valley Core Strategy.   
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