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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of attached garage to home office and utility room. Construction of detached double car port and garden wall. 

	Site Address/Location:
	New Springs Barn, Saccary Lane, Mellor, BB1 9DL

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the development proposed. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the comments and conditions being noted. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0383: Replacement of existing windows and doors from wood to the same material and colour of recently approved conservatory replacement application 3/2021/0080 (Approved). 

3/2021/0080: Proposed removal of roof and frames of existing conservatory. Dwarf wall to be demolished to floor level, extend existing base and fit grey uPVC frames with composite tiled solid roof to include glazed sections (Approved). 

3/1992/0202: Erection of conservatory (Refused and allowed at appeal). 

3/1991/0506: Proposed conversion and extension of barn (Approved). 

3/1991/0153: Conversion of barn to dwelling and associated improvements to junction of access road with Saccary Lane (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a large, detached barn conversion known as New Springs Barn which was converted in the early 1990’s under planning permission 3/1991/0153. As part of the conversion, the original barn was substantially extended and in 1992 consent was granted at appeal for the erection of a conservatory to the rear. The dwelling consists of stonework, slate roof tiles and dark brown timber windows and doors, however the property has recently been granted consent for the restoration of the existing conservatory, including the incorporation of grey uPVC frames, which now appears to have been completed. Permission has also been granted for the replacement of all existing timber windows to grey uPVC under application 3/2021/0383. This now also appears to have been implemented. 

The site to which the proposal relates if situated within the Open Countryside amongst other detached farmhouse and cottage properties approximately 900m north-east of the defined settlement limits of Mellor. 


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the existing attached garage into a home office and utility room, as well as the construction of a detached timber double car port and stone and timber garden wall. 

The detached timber car port would measure 5.7m by 7.7m and would incorporate a mono-pitch roof form with a maximum height of 2.4m. 

As part of the proposed garage conversion, the 2no. existing garage doors featured to the eastern facing elevation of the property would be replaced by grey composite framed glazed openings and personnel door. 


	Principle of Development:

The proposal relates to domestic alterations to an established residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 
 

	Impact Upon Residential Amenity:

The glazed openings proposed as part of the garage conversion would provide views solely towards the private curtilage of the application property and would not have a direct interface with any nearby residential properties. As such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the work proposed. 

Furthermore, the nearest properties to the proposal site include New Springs Farm, Dungeon Cottage and The Rann. However, given the proposed car port would remain over 40m away from New Springs Barn, while Dungeon Cottage and The Rann are located in excess of 50m and 200m away respectively, it is not considered that the proposal would result in any significant degree of overshadowing, loss of outlook or daylight to any nearby residential receptors. Furthermore, the proposed garden wall would have a maximum height of 2m and would not be sited within close proximity to any neighbouring habitable room windows. In this respect, the works proposed are not expected to result in any measurable undue harm to the existing amenities of any nearby residents that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The application dwelling is the result of a barn conversion which was granted permission in 1991 when permitted development rights were also removed. Despite this, the footprint of the original barn was substantially extended as part of its conversion into a residential property, with consent also being granted at appeal for the construction of a conservatory in 1992 under application 3/1992/0202. As such, the original character of the former barn has already been diminished in this respect. 

The existing garage doors featured to the eastern facing side elevation of the property are partially visible from the access track and therefore the replacement of these features with glazed composite framed openings would be publicly viewable. 

Whilst the incorporation of composite windows to barn conversions is generally considered to have detrimental effects on the inherent historic character of the barn, the original character and traditional built form of the building has already been diminished by virtue of substantial extensions to the original footprint. In addition to this, the proposed grey composite frames would match those incorporated throughout the remainder of the dwellinghouse which were granted consent under planning permission 3/2021/0080. In this respect, it is not considered that the use of composite framed openings within the proposed development would result in any significant detrimental harm upon the existing visual amenities of the application property that would warrant the refusal of the application. 

In respect to the proposed car port, this element of the proposal would not take a visually prominent position within the surrounding landscape, with the ground level of the proposal site sloping away from the access track. Furthermore, the proposal would appear relatively modest in size, scale, and design when read in context with the primary dwellinghouse and associated curtilage. It is therefore not considered that the proposed car port would read as an overtly incongruous or over dominant addition to the proposal site or surrounding landscape. It is also not considered that the proposed new garden wall would result in any adverse visual impact. 

Taking account of the above, it is not anticipated that the proposed works would result in any significant adverse harm upon the existing visual amenities of the immediate or wider locality. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection subject to the new garden wall being set back in the same position as that of the existing hedge in order to ensure adequate visibility. 

An amended plan showing the wall to be set back has been submitted and therefore the proposal is considered acceptable in respect to highway safety and parking.  


	Landscape/Ecology:

The proposed car port would be sited within close proximity to a number of existing trees. Despite this, no trees are proposed for removal and the proposal would replace an existing shed/outbuilding located on an existing area of hardstanding. As such, it is not anticipated that the proposed development would result in any significant direct impacts upon the trees; however, a condition has been attached to the accompanying decision notice requiring all retained trees to be protected during the construction phase of the development. 

The application is exempt from having to achieve the mandatory Biodiversity Net Gain requirements as it is a householder application. 


	Observations/Consideration of Matters Raised/Conclusion:

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


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