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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey extension to rear (north) elevation to replace existing and engineering works to alter ground levels. 

	Site Address/Location:
	Meadowcroft, Clough Lane, Chipping, PR3 2TP.

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Thornley and Wheatley Parish Council was received on 1st October 2024 stating that no issues have been raised. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	SABIC:
	A consultation response from SABIC was received on 26th September 2024 advising the applicant to consult SABIC should any work within 50 metres be carried out as this would require approval before any work is commenced. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received with respect to the proposed development. 

	

	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 DME1:	Protecting Trees & Woodland
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/1005: Proposed two storey extension to rear (north) elevation to replace existing and engineering works to alter ground levels (Withdrawn). 

3/2015/0350: Proposed timber storage and potting shed (Approved). 

3/2005/1044: Demolish the existing garage and construct a new garage with a dining room over at first floor level (Approved). 

3/2000/0368: Demolish conservatory and erect new replacement conservatory, alterations to window and door openings (resubmission) (Refused). 

3/1999/0640: Demolish conservatory and erect new conservatory, alterations to front and rear elevations (Withdrawn). 

3/1985/0444: Restore building to residential use (Refused and granted on appeal). 

3/1984:0038: Conversion of barn into single dwelling and garage (Refused). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a large, detached barn conversion known as Meadowcroft which was granted consent on appeal in the 1980’s under application ref: 3/1985/0444. The property is one of a group of four properties at the end of Clough Lane, an unclassified road/ access track which is accessed via Up Bedlam Road. The dwelling consists of natural stone to the external elevations, slate roof tiles and timber windows and benefits from a sizeable garden area, along with an existing two storey side extension and rear, first floor uPVC garden room. The site to which the proposal relates is located within the Forest of Bowland National Landscape, approximately 1.7km south of the defined settlement area of Chipping. A group of trees situated to the east of the dwellinghouse are also covered by a Tree Preservation Order.  


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey rear extension, following the demolition of the existing first floor garden room, and engineering works to alter the ground levels. 

The proposed rear extension would project 4m from the rear elevation of the primary dwellinghouse and would extend a width of 4.8m. A reverse gable roof form would be incorporated with a maximum ridge height of 5.9m. To the rear elevation, a large element of glazing would be featured, along with 1no. window and a personnel door to both the eastern and western side elevations. 

In respect to materiality, the proposed development would be finished in natural reclaimed stone, slate roof tiles and painted timber windows, with black metal door frames to the rear. 


	Principle of Development:

The proposal relates to a domestic extension and 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:

Having regard to the privacy of neighbouring occupants, it is not expected that the proposed development would have any harmful impact. The glazing proposed to the rear, northern facing elevation would not have a direct interface with any nearby residential properties, providing views solely towards the open fields which border the site to the rear, whilst the proposed window to the eastern elevation would be situated over 60m from the neighbouring property known as Loud River Barn, with views also being screened by the mature trees located towards the eastern boundary of the proposal site. The windows to the western elevation would also provide views similar to those afforded by the existing garden room and would be adequately screened by the vegetation which marks the common boundary with Leach House. Accordingly, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. 

Furthermore, the proposed development would be sited a sufficient distance away from the nearest neighbouring dwelling at Leach House, and as such, no significant loss of light or overbearing impact would be resultant. 

Taking account of the above, it is not considered that the proposal would result in any measurable undue harm upon the existing amenities of any nearby residents. 
 

	Visual Amenity/External Appearance:

The proposal site lies within the Forest of Bowland National Landscape. With regards to development in the National Landscape, Key Statement EN2 of the Ribble Valley 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 application dwelling is the result of a barn conversion and whilst the proposed extension would read as a relatively modest single storey rear extension when viewed directly from the rear, given the rear garden area itself is raised in relation to the primary dwellinghouse, the development would clearly read as a two-storey extension when viewed from the side. In this context, the proposal to extend the dwelling by two-storeys with a rearward projection of 4m would result in a fairly significant addition which would usually be considered to result in a detrimental impact upon the traditional character of the barn. However, the property already benefits from an existing two-storey side extension and rear, first floor uPVC garden room, the latter of which largely reads as an anomalous and discordant addition to the traditional built form of the barn by virtue of its overtly modern design and materiality. In this respect, the original character of the barn has already been diminished and the replacement of the existing uPVC garden room with a stone and slate based structure would arguably go some way to enhance the existing visual amenities of the dwellinghouse. 

The proposal site also consists of a substantial detached dwellinghouse which stands within a relatively large plot of land towards the end of Clough Lane, an unclassified road/ access track which is accessed via Up Bedlam Road. The dwelling is not visible from the public highway, being situated over 200m to the north, and whilst a Public Right of Way runs along Clough Lane, the rear of the property is not afforded a high level of visibility being screened from view by the dwellinghouse itself. When set within this context, it is not considered that the proposed extension would read as overtly incongruous or over dominant addition to the proposal site or surrounding landscape. 

Taking account of the above, it is not considered that the proposed development would result in any significant detrimental harm upon the existing visual amenities of the application property or wider locality that would warrant the refusal to grant planning permission. 


	Highways and Parking:

Lancashire County Council Highways has not been consulted on the proposed development; however, the proposal would not result in an increase in the number of bedrooms at the site, nor would it involve any alterations to the existing site access or parking arrangements. The development is therefore considered to be acceptable in respect to highway safety and parking. 


	Landscape/Ecology:

The application has been accompanied by a Bat Survey, dated July 2024. An initial scoping survey, carried out on 16th November 2023, concluded that the roof voids and all exterior surfaces did not reveal any signs of bat presence. However, the construction of the proposed development would involve the removal of some slates on the rear pitch of the existing roof and as some lifted slates, missing ridge pointing and gaps behind the fascia adjacent to the new roof position were identified, it was recommended that an emergence survey be carried out during the bat activity period (April to September inclusive). 

Emergence surveys were subsequently carried out on 30th May 2024 and 24th July 2024; however, no bats were observed emerging from the property. As such, it is not considered that the proposed works would disturb or remove any bat roost habitat, nor is it considered likely that that any bats will be uncovered. However, mitigation measures are recommended, including the incorporation of 2no. Schweglar bat boxes within the proposal site. This has been secured by way of a planning condition. 

An active Blue tit nest was observed behind the fascia next to the existing garden room which is proposed for demolition. Whilst the Blue tit was observed to have vacated the nest during the survey carried out in July 2024, no work should be undertaken during the bird breeding season (March-September inclusive) unless a pre-commencement check, carried out by a suitable qualified ecologist, confirms the absence of nesting birds immediately prior to any work commencing. This has also been secured by way of a planning condition. 

It is noted that there are a number of mature trees situated on the proposal site and within close proximity to the site which are protected under a Tree Protection Order. Whilst it is not considered that the proposal would result in any direct impact upon these trees, a condition has been attached to accompanying decision notice requiring all trees to be protected during the construction phase of the development. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain Requirement 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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