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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Amendments to barn conversion. Previously approved under 3/2018/0750.

	Site Address/Location:
	Twitter Bridge Farm Barn, Twitter Lane, Waddington, BB7 3LG.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council consulted on 9/9/22 - no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH4 - The Conversion Of Barns And Other Buildings To Dwellings

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1294:
Discharge of Condition 6 (Bat Boxes) of planning application 3/2018/0750. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a pre-conversion barn property situated on the South-western outskirts of Waddington. The application site comprises a small cluster of stone based buildings which includes Twitter Bridge Farmhouse, Twitter Bridge Farm Barn and a smaller outbuilding. The surrounding area comprises a mixture of agricultural land, woodland and open countryside. 


	Proposed Development for which consent is sought:

Planning consent was previously granted for the residential conversion of Twitter Bridge Farm Barn under application 3/2018/0750. 

The current proposal seeks to modify the originally approved design with the following alterations:

· Replace integral garage with dining room

· South-western elevation forming dining room to include bi-folding doors and horizontal cladding

· Addition of two extra bedrooms

· Various alterations to internal layout of property


	Impact Upon Residential Amenity:

The ground floor windows forming the proposed dining room area would solely provide views into open fields to the South-west of the property and as such would not compromise the privacy of the neighbouring residents of Twitter Bridge Farm.
 

	Visual Amenity / Landscape:

The proposed works to the South-western corner of the property would constitute an infill to an existing ground floor opening in the barn which would form the South-western side elevation of the proposed dining room area. The proposed bi-fold door opening would comprise a similar width and quantity of glazing to the barn’s cart entry design approved under the original application therefore the proposed works would be in keeping with the barn’s existing solid to void ratio. Furthermore, the South-western elevation of the property would be largely screened behind a tree planting arrangement therefore the visual impact of the proposed works would be minimal within the public realm. As such, it is not considered that the proposed development would be harmful to the visual amenities of the immediate area.

The proposal 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 that ‘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’. 

The proposed works include the addition of a section of horizontal timber cladding to the South-western corner of the property which would form the external side elevation of the proposed dining room area. The approved barn conversion comprises elements of timber cladding which include vertical timber cladding surrounds to the proposed front entrance door and a first floor section of vertical cladding on the South-western corner of the property therefore the addition of a modestly sized section of timber cladding to the South-western corner of the property would not appear incongruous with the design of the approved conversion. Accordingly, the proposal is considered to be in accordance with Key Statement EN2 in as much that the proposed works would be largely in keeping with the aesthetic of the surrounding AONB landscape.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

The proposed works would involve the addition of two extra bedrooms to the property and the replacement of a previously proposed integral garage with a dining room. Three off-street vehicle parking spaces are proposed within the North-eastern corner of the property’s curtilage. Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed works or parking arrangement subject to conditions. Accordingly, it is not considered that the proposal would have any undue impact upon highway safety. 


	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 host property or visual amenities of the immediate area.
 
Moreover, it is not considered that the proposal would detract from the aesthetic character of the surrounding AONB landscape. 

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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