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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed single storey rear extension with conservatory style roof.

	Site Address/Location:
	Old School Cottage, Settle Road, Bolton by Bowland. BB7 4NU

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland Parish Council consulted on 6/10/22 – 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 – 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 DMH5 – Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990: Section 66


	Relevant Planning History:

3/2022/0405:
Certificate of Lawfulness for a proposed rear extension (Withdrawn)

3/2002/0511:
Revision of 3/97/0571, by increasing the eaves by 200mm, adding more windows, front porch and side conservatory (Approved)

3/1997/0571:
Conversion of redundant building for residential use (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey cottage property located on the Northern outskirts of Bolton-by Bowland. The property consists of stone, slate roof tiles and timber doors and windows. The application property forms part of a small cluster of stone based dwellings located on Forest Becks Brow within a rural setting characterised by woodland, agricultural fields and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension.


	Impact Upon Residential Amenity:

Analysis shows that the siting of the proposed extension would not lead to any loss of privacy or outlook for any neighbouring residents however the proposed extension would be a fully glazed structure sited within the property’s rear garden space which is located directly adjacent to the rear elevation of Forest Becks Farmhouse which lies approximately 12 metres away to the South-west. As such, the internal area of the proposed extension would be fully viewable from the Northernmost first floor window of Forest Becks Farmhouse which in turn could result in some loss of privacy to any users of the proposed extension. 


	Visual Amenity / Landscape:

The application property comprises a stone and slate based dwellinghouse with a gabled roof, modestly sized window openings and simple linear elevations. As such, the application property is largely characteristic of other rural properties situated within the immediate locality and wider AONB landscape by virtue of its use of traditional materials and unadorned features. 

The proposal would involve the addition of a single storey extension to the property’s rear elevation which faces directly into the public realm on Forest Becks Brow therefore the visual impact of the proposal would be significant. The extension would comprise a rectangular footprint characterised by predominantly glazed elevations punctuated by grey aluminium frames topped with a lantern style roof, all of which would be akin to a conservatory style extension. The extension would span over half the width of the property’s rear elevation with its footprint covering a significant quantity of ground floor space within the property’s rear garden. In addition, the extension’s roof lantern would protrude upwards to the middle section of a first floor window sited on the rear Northern elevation of the dwelling therefore the first floor window in question would be partially obscured behind the upper section of the proposed extension. 

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states that all development must:

‘Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, features and building materials…[all development must] consider the density, layout and relationship between buildings, which is of major importance…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character…[all development must] not adversely affect the amenities of the surrounding area’.
In addition, with regards to development in the AONB, Key Statement EN2 states: 

‘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’. 

Accordingly, it is considered that the proposed extension would be a conspicuous, bulky and largely unsympathetic addition to the host property by virtue of its siting, scale and massing. Furthermore, the extension proposed would fail to reflect the rural vernacular of dwellings within the immediate and wider locality by virtue of its design, excessive use of glazing and modern materials, all of which would result in a form of development that would be largely suburban in appearance. In addition, the extension would result in a cramped form of development by virtue of its footprint in relation to the limited quantity of existing amenity space to the rear of the property. 

Taking account of the above, it is considered that the proposal would be unduly harmful to the visual amenities of the area and aesthetic of the wider AONB landscape by virtue of its siting, scale, massing and design, being contrary to the aims and objectives of Policy DMG1, DMH5 and Key Statement EN2 of the Ribble Valley Core Strategy and Paragraph 130 of the NPPF.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Heritage:

The application property is situated directly adjacent to Forest Becks Bridge which is Grade II Listed. 

The Listing entry for Forest Becks Bridge reads as follows:

‘Bridge, over Skirden Beck, c.1800. Sandstone ashlar. Single segmental arch with end piers, string, and solid parapet with weathered coping.’

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, Paragraph 199 of the National Planning Policy Framework states:

	When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.

Furthermore, 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 Southern parapet wall of Forest Becks Bridge runs for a distance of approximately 40 meters along Forest Becks Road from the Western end of Monubent Lane through to the rear of Old School Cottage with the parapet wall of the bridge forming part of the application property’s rear Northern curtilage boundary. As such, the South-western section of the heritage asset’s stone parapet wall is fully visible within the public realm and is clearly read in concert with the stone based rear profile of Old School Cottage.

With the above in mind, it is considered that the addition of a modern and bulky conservatory style extension to the rear elevation of the application property would largely detract from the traditional architectural features of the bridge which in turn would be harmful to the historic character of the identified heritage asset. Accordingly, the proposal is considered contrary to the aims and objectives of 
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Paragraph 199 of the NPPF and Policy DME4 of the Ribble Valley Core Strategy.

Notwithstanding the above, the proposed development would only affect part of the Listed building therefore it is considered that the harm to the heritage asset would be less than substantial in this instance.

Paragraph 202 of the NPPF states:

‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use’.

In this instance, the proposal relates to householder development therefore in this instance there would be no public benefits that would outweigh the harm to the historic character and appearance of the heritage asset.


	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.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed extension would be an unsympathetic and incongruous addition to the host property that would be harmful to both the visual amenities of the immediate area and aesthetic of the wider AONB landscape.

In addition, the design and external appearance of the proposed development would be visually at odds with the stone based profile of Forest Becks Bridge therefore the proposal would detract from the historic character of the identified heritage asset. 

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


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

	01
	The proposal would result in the introduction of a bulky and incongruous form of development into an area characterised by rural dwellings comprised of traditional features within the setting of the Forest of Bowland AONB. The proposal by virtue of its siting, scale, massing and use of materials would result in an unsympathetic form of development that would result in poor design to the detriment of the AONB landscape contrary to policies DMG1, DMH5 and EN2 of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 130 of the National Planning Policy Framework.

	02
	The proposed development, by virtue of its design and use of inappropriate modern materials, would detract from the traditional features of the Grade II Listed Forest Becks Bridge leading to harm to the historic character and appearance of the heritage asset. As such, the proposal would be in direct conflict with Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Policy DME4 of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 199 of the National Planning Policy Framework.
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