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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	[bookmark: _Hlk135141404]Proposed new front porch and window alterations including retrospective planning consent for unauthorised conversion of attached garage to living accommodation and altered window openings.  

	Site Address/Location:
	Dawson Fold Farm Clitheroe Road Sabden BB7 9HD

		

	CONSULTATIONS: 
	Parish/Town Council

	No Objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape & Townscape Protection

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2004/0472 – Detached Garage (approved) 

3/2000/0786 – Reserved matter for Barn Conversion (approved)

3/1984/0414 – Outline planning for Barn Conversion (approved) PD Removed. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached barn conversion within the defined settlement boundary of Sabden. The application site itself is within designated AONB and the property lies adjacent to the Sabden Conservation Area. The surrounding area is residential and is typified of varying styles of property. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a front porch with the associated repositioning of the front door and partial blocking up of the existing door opening to accommodate a small window. The application also seeks approval for the replacement of the existing uPVC windows with new black uPVC frames. 

Retrospective consent is also sought for the conversion of the garage to living accommodation and the introduction of black aluminium French doors. 


	Impact Upon Residential Amenity:

The application dwelling is situated within a large curtilage and as such the nearest neighbouring dwelling is in excess of 40m away. Given this significant distance, paired with the fact the alterations are modest, it is not considered that the proposed works would cause any harm to the residential amenities of the area. 


	Visual Amenity/External Appearance:

As it stands, the existing dwelling is very domestic in its nature and has already lost some of the fabric that is associated with a typical barn. Whilst the original conversion would have comprised of timber frame windows, it currently has varying types of windows with the majority being brown uPVC and some having already been replaced by black aluminium. The lean-to extension off the North elevation, which was originally utilised as a shippen, was converted into a garage as part of the original consent. At some point in time, the garage has since been converted to living accommodation with the addition of French doors on the principal elevation, there is no consent for this conversion. 

Whilst the unauthorised changes are partly responsible for the loss of historic fabric, the overall roof form and window formation on the original barn conversion would be read as domestic regardless. It is therefore not considered that the retention of the original timber windows or garage would significantly restore the historic fabric. With this in mind, the proposed black uPVC windows are considered acceptable and will assist in restoring a sense of visual uniformity at the dwelling. The application site is located within designated AONB, however the dwelling itself is sited a sufficient distance from the public highway, with a significant amount of screening by virtue of the existing hedgerow and boundary wall, therefore the changes are not expected to have such an impact on the visual amenities of the area, or wider AONB, that would warrant refusal. 

The proposed front porch is to be constructed of organic materials consisting of stone to match the existing, slate roof tiles and oak posts. The porch itself is modest in terms of scale and it is not considered that this would have any adverse impact on visual amenity. 


	Highways and Parking:

LCC Highways were not consulted in relation to the proposal given it will not have a significant impact on highway safety or amenity. 


	Landscape/Ecology:

No ecological constraints identified relating to this proposal. 


	Other Matters:

The property had its PD rights removed as part of the original consent. The removal of permitted development rights will be further imposed as a condition within this consent to prevent any additional alterations further detracting from the historic fabric of the building. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed window alterations and the erection of a front porch are considered modest and are not expected to have aby adverse impact on either residential or visual amenity or the wider AONB. 

As such, for the above reasons and 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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