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	Development Description:
	Proposed installation of a small velux window in the roof of the south elevation to mirror the position of the existing north elevation. The proposed window will be a conservation flush fitting velux roof window.

	Site Address/Location:
	The Steading, Rock Brow, Thornley-with-Wheatley. PR3 2TN

	

	CONSULTATIONS: 
	Parish/Town Council

	Thornley with Wheatley Parish Council have no objections.

	

	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 

NPPF


	Relevant Planning History:

3/2005/0456:
Conversion of garages to habitable rooms and sun room extension (amended application of previous approval ref. 3/2004/0741) (Approved)

3/2004/0741:
Alteration of door to window to west elevation and garage doors to French doors to east elevation to enable conversion to habitable rooms. New sun room extension to east elevation to provide extra living space. (Approved)

3/2004/0606:
Proposed extension (single storey) and new windows to east elevation (Approved)
3/2002/0365:
Rear extension to existing link to form dining hall (Approved)

3/2002/0327:
Extend existing main entrance porch to create dining hall (Approved)

3/2000/0041:
Erect single garage with store and boiler room. Convert existing attached outbuilding as annexe accommodation for dependant relative (Approved)

3/2000/0040:
Erect single garage with store and boiler room, conversion of existing attached outbuilding as annexe accommodation for dependant relative (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a small cluster of former farm buildings located on the North-eastern outskirts of Longridge. The buildings in question have since been converted into three separate residential units comprising New House Farm, Daisy Brook Barn and The Steading. The Steading forms the Southernmost of the three properties and is an L-shaped dwelling comprised of a former shippon / loose boxes, both of which have historical ties to New House Farm which is a Grade II Listed Building. As such, the application property has Grade II Listed Building status due to its historic association with New House Farm. The surrounding area is rural and comprises a mixture of agricultural land and open countryside.



	Proposed Development for which consent is sought:

Consent is sought for the installation of a conservation style velux roof window to the property’s South elevation.


	Principle of development:

The application property is situated within the Forest of Bowland Area of Outstanding Natural Beauty and has Grade II Listed Building status due to its historic ties with New House Farm therefore consideration will be given towards the effect of the proposal upon the visual character of the surrounding landscape and historic character of the application property.


	Residential Amenity:

The proposed roof window would solely serve the landing area of the application property and would not provide any new opportunities for overlooking into neighbouring properties therefore it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity / Landscape:

The application site lies within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states:

‘The Council considers that it is important to ensure development proposals do not serve to undermine the
inherent quality of the landscape. Particular regard, consistent with the designation as AONB, will be given to matters of design and impact with an expectation that the highest standards of design will be required’.

In this instance, the proposed roof window would be installed on an isolated rural property where it would only be partially viewable from the adjacent neighbouring property of Daisy Brook Barn and a nearby Public Right Of Way. Furthermore, the roof window would comprise a recessed conservation style design of modest size which would further reduce its visual impact within the public realm. Accordingly, it is not considered that the proposal would detract from or result in any harm to the visual amenities of the immediate area or wider AONB landscape.


	Ecology: 

The proposal would involve disturbance to the Southern roof plane of the application property. In this instance the applicant has not been asked to provide a bat survey however following consultation with the Council’s Countryside Officer it was recommended that an additional planning condition be added to this consent in order to provide mitigation measures in the event of any bats being discovered on site. 


	Heritage:

The Steading is an L-shaped dwelling comprised of a former shippon / loose boxes, both of which have historical ties to New House Farm which is a Grade II Listed Building.

Section 1(5)(b) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the Act) establishes that any object or structure within the curtilage of the building, although not fixed to the building, forms part of the land and has done so since before 1 July 1948, shall be treated as part of the building.

As such, the application property carries Grade II Listed Building status due to its historic association with New House Farm. 

With regards to proposals for development affecting Listed Buildings, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that:

“In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority 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.”

In addition, Policy DME4 of the Ribble Valley Core Strategy states:

‘Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’

The proposed roof window would comprise a Conservation style design of modest size with a recessed fitting therefore its impact upon the historic character of the Listed Building would be negligible in this instance. Furthermore, it is noted that a roof light of identical appearance has already been added to the Northern elevation of the application property. Roof lights have also been installed on the adjacent neighbouring property of Daisy Brook Barn. As such, the proposed roof window would not be an incongruous addition to the application property or existing group of buildings. 

Accordingly, given the unobtrusive design of the proposed roof window, existing roof light on the application property and prevalence of roof lights on the adjacent neighbouring property, it is not considered that the proposed development would detract from or be harmful to the historic character of the application property.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be harmful to the visual amenities of the immediate area or wider landscape.
 
Moreover, it is not considered that the proposed development would detract from or result in any harm to the historic character of the application property.

For the reasons above and having regard to the duties at 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the NPPF and all other material planning considerations it is recommended accordingly. 


	RECOMMENDATION:
	To approve Listed Building Consent.
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