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	Development Description:
	Proposed garage conversion and single storey side extension with glazed link to the house. 

	Site Address/Location:
	Higher House Barn Back Lane Newton BB7 3EE

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No Objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	
One letter of representation has been received raising concerns over parking facilities at the dwelling.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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 DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DMH3:	Dwellings in the Open Countryside and AONB
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2004/1181 - Erection of wood store, tool store and housing for water pump (approved with conditions).

3/2004/0387 – Barn Conversion (approved with conditions)

3/2003/0031 – Barn Conversion (approved with conditions) PD Removed. 


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a barn conversion on the Nort East side of Back Lane, Newton, Within the Forest of Bowland AONB. The property comprises a semi-rural position, has one adjoining neighbour and is set within a large curtilage. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the South-East of the application dwelling. The proposal would involve the conversion and extension of an existing out-building connected to the host dwelling by a glazed link.  


	Impact Upon Residential Amenity:

There is one neighbouring property in the vicinity, which adjoins the application dwelling, with the potential to be impacted by the proposal. The proposed extension is sited to the South-East of the host dwelling and as such is completely screened by the existing dwelling for the adjoining neighbour. Therefore no loss of light or overbearing impact would be caused resultant of the proposal. 


	Visual Amenity/External Appearance:

Policy DMG1 states that development must be ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style features and building materials’. It must also ‘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, as well as the effects of development on existing amenities’.

With regards to development in the AONB, Key Statement EN2 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’. 

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’.

As it stands, the application dwelling is largely unaltered and retains much of its original historic fabric. The introduction of a large and anomalous form of development by virtue of the proposed partially glazed link extension would undermine the historic fabric that has been retained. The existing outbuilding that would form part of this development was constructed in 2004 for the purpose of storing wood and housing a water pump. It was recognised in the approval of this out-building, that whilst outbuildings often have detrimental effects on barn conversions, the considered siting and design made it acceptable. This proposal would result in a lack of separation between the existing outbuilding and barn itself, therefore causing detrimental harm to the traditional built form of the building, that so far has been retained. The proposed glazed link would incorporate an overly contemporary design that would undermine the existing, unaltered window fenestration at the dwelling given large, glazed openings of this respect are completely out of character for barn conversions.

Furthermore, whilst the proposed extension would be single storey, it comprises a sizeable footprint and would measure 4.1m in height to the ridge. Desktop analysis shows that the existing dwelling measures approximately 10m in width and the proposed extension, inclusive of the existing outbuilding, would measure in excess of 12m in width. The extension if implemented would take a dominant position in relation to the host dwelling that would detract from the existing building and would fail to respond positively to its existing built form. 

In regard to materials, the proposed extension is to consist of natural stone with elements of painted render to the elevations and stone slates to the roof. This is consistent with the application dwelling, existing out building and neighbouring property, and as such would be considered acceptable. However, the proposal also includes the addition of aluminium framed windows to the front elevation and aluminium bi-folding doors to the rear elevation. In the original approval for the barn conversion, as well as the approval for the outbuilding, it was conditioned that all windows and doors be of timber construction and remain so in perpetuity. This condition was implemented in order to maintain the inherit historic character of the building and it is considered that this principle remains, as such the introduction of aluminium windows is unacceptable. 

It is therefore considered that the proposed extension would be in direct conflict with the above-mentioned policies and would fail to respond positively to the application dwelling and wider AONB. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objections given the proposal will not adversely impact on highway safety or amenity. 


	Landscape/Ecology:

A preliminary bat roost assessment was conducted at the application site on 03/04/2023. The survey concluded that there was no evidence of bats at the property and that the building offers negligible roosting potential. Therefore, no further action is required, however it is considered that there is an opportunity to boost roosting potential by introducing artificial bat boxes at the site. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal raises no significant concerns in regard to residential amenity given its positioning to the South Eastern side of the dwelling. However, taking into consideration the materials, scale and design the proposed extension would appear unsympathetic in relation to the host dwelling, as well as the wider AONB, and undermines the character of the building itself and the area.

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


	RECOMMENDATION:
	That planning consent be refused for the following reason(s).

	01:
	The proposal, by virtue of its scale, proposed materials and elevational language would result in the introduction of an incongruous and anomalous form of development that fails to respond positively to the inherent character of the parent building or that of the character of the immediate and wider Forest of Bowland AONB, being of significant detriment to the character and visual amenities of the area and the character of the property to which the application relates.  As such the proposal is in direct conflict with Policy DMG1 and Key Statement EN2 of the Ribble Valley Core Strategy and para 130 of the National Planning Policy Framework.
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