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	17/05/2022
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey garden room. 

	Site Address/Location:
	Woodland Barn, Dewhurst Farm, Longsight Road, Langho, BB6 8AD

	

	CONSULTATIONS: 
	Parish/Town Council

	Comment received from Billington and Langho Parish on 03/05/2022 – No Objections. 
Comment received from Wilpshire Parish on 23/04/2022 – No Objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No comment received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/0152 - Erection of a detached garage with incorporated porch enclosure. (Resubmission of 3/2017/0276). (Approved)

3/2017/0276 - Erection of a detached garage. (Approved)

3/2017/0100 - Prior approval of proposed change of use of agricultural building to a dwellinghouse (Class Q(b) only). (Approved)

3/2016/1073 - Prior approval of proposed change of use of agricultural building to a dwellinghouse (Class Q(b) only). (Refused)

3/2016/0103 - Prior approval of proposed change of use of agricultural building to a dwelling house (Class Q(a) only). (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a barn conversion property situated within the farmstead of Dewhurst Farm. The dwelling was previously a portal frame building and has been constructed from natural stone with render to the elevations, blue slate roof tiles and hardwood features for windows and doors. The farmstead is accessed via a long access track on the Southern side of the A59, within the parishes of Wilpshire and Langho. The site location lies outside of any defined settlement boundary, benefitting from an open countryside designation. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey garden room to the rear of the property to project from the South-East elevation. The extension will feature a pitched roof design and materials including natural stone and render to the elevations, glazed hardwood to the roof and hardwood door and window features. 


	Residential Amenity:

The closest building situated to the South of the residential curtilage where the extension is to be sited is situated approximately 115 metres away from the proposal and as such the proposed development outlined above would not have any significant impact upon the residential amenities of any neighbouring properties. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The application property was previously converted from a simple portal framed structure built with concrete blocks and was faced externally with natural stone. Despite the building itself being of little historic significance, the materials used in conversion are reflective of those used in traditional stone-built agricultural buildings elsewhere within the borough. 

The proposed single storey rear garden room will be sited below the existing ridgeline of the application property with an eaves height not in excess of that in situ and therefore the scheme is considered wholly subservient to the existing dwelling. The development is to be positioned to the rear and will not be publicly viewable from the track approaching the property. The development will just be visible from the Public Right of Way which runs to the West of the site, however, will not be seen as an incongruent feature in relation to surrounding development. The materials proposed will allow for visual integration to the host dwelling, and as a result the proposed development outlined above will not be considered to have a detrimental impact on the visual amenities of the application property or surrounding area.  


	Highways:

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


	Observations/Consideration of Matters Raised/Conclusion:

It is concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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