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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of pagoda and construction of single-storey, rear extension.  Addition of solar panels to west roof slope of existing dwelling. 

	Site Address/Location:
	Spring Barn Old Nab Road Langho BB6 8DY

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	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 EN1: 	Green Belt
Key Statement EN3:	Sustainable Development and Climate Change

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME1:	Protecting Trees & Woodland
Policy DME3:	Site and Species Protection and Conservation
Policy DME5:	Renewable Energy
Policy DME6: Water Management
Policy DMH4:	The Conversion of barns and other Buildings to Dwellings

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0355 – Proposed demolition of pagoda and construction of single-storey extension to rear.  Addition of solar panels to west roof slope of existing dwelling – Refused.

3/2023/0587 – Proposed addition of 20 solar panels to the west facing roof elevation – Withdrawn.

3/2002/0619 – Proposed menage – Approved. 

3/1999/0778 – Erection of 2 no. porch extensions – Refused.

3/1993/0779 – Conversion of Barn to Dwelling – Approved.

3/1993/0460 – Conversion of Barn to Dwelling – Refused – Allowed on Appeal.

3/1991/0478 – Conversion of single storey barn to provide dwelling – Approved.

3/1990/0394 – Conversion of two redundant barns to form two residential dwellings – Refused – Allowed on Appeal.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The property is a barn conversion which was granted permission in 1993 when permitted development rights were also removed. There are other converted former farm buildings nearby and footpaths to the north, south and west.

The barn conversion lies within a small cluster of former farm buildings including Whittle Hall House and Oak House as well as Whittle Hall Farm.  There is also The Oaks sited approximately 55m to the northwest. 

The site lies outside the settlement boundary for Langho, within land designated as Green Belt.


	Proposed Development for which consent is sought:

The proposal seeks to demolish an existing pagoda in the rear garden area and erect a single storey rear extension measuring 5.5m x 9m at a height of around 3.08m to eaves and 5.5m to eaves constructed in natural stone with slate roof.

Addition of an array of solar panels to the west slope of the dwelling.

The pagoda which is proposed to be removed does not appear to have the benefit of planning permission.


	Principle of Development:

The site is within the Green Belt and therefore the principle of development would be dependant on compliance with local and national planning policy in terms of openness on the Green Belt as well as accordance with relevant core strategy policies.


	Impact on the Openness of the Green Belt:

Key Statement EN1 seeks to safeguard the Green Belt from inappropriate encroachment.  This is in line with national policy which states (at Paragraph 154) that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.  The extension or alteration to a building is an appropriate form of development provided that it does not result in disproportionate additions over and above the size of the original building.  

Using the volume methodology to assess whether or not the proposal would be a disproportionate addition. This requires details of the volume of the original building (as built or as at 1948) and the total volume of the proposed building with extensions. The volume is measured externally and includes all areas of the building.

Any outbuildings are not usually including unless they are sited immediately adjacent to the host building and would be replaced by the proposed extension. It is not clear when the existing pagoda was erected. 

Volume details have been submitted with the application which states that the volume of the existing house is 870cu.m. and that the proposed extension would be 220cu.m. 

As the stables are not being altered and are sited as a separate detached building these have not included in the calculations.

Based on the above the proposed extension would result in an increase in volume of around 25% which in itself would be considered an acceptable addition in terms of volume alone.  Further consideration of the visual impact is the overall scale and massing of the design are required in order to assess both the spatial and visual impact.

It is therefore considered that the proposed extension would not result in undue harm with the reduction in the volume of the extension the overall design is incongruous and out of character for a barn conversion and therefore is inappropriate development contrary to NPPF para 154 (c).


	Impact Upon Residential Amenity:

Residential properties are located nearby with detached properties to the north and northwest boundaries of the application site. Taking account of the location of the application site in relation to nearby residential receptors it is not considered that the proposal would result in any undue impact subject to appropriate distances being implemented in terms of privacy and overlooking.  

Therefore, the proposed extension and alterations would not result in any undue impacts on nearby residents.
 

	Visual Amenity/External Appearance:

Policy DMG1 is engaged insofar that it largely relates to all built-form development proposed within the borough, in this respect Policy DMG1 reads as follows:

In determining planning applications, all development must:

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. 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.
3. 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.
4. Use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy DME5, has been incorporated into schemes where possible.
5. the code for sustainable homes and lifetime homes, or any subsequent nationally recognised equivalent standards, should be incorporated into schemes.

ACCESS

1. Consider the potential traffic and car parking implications.
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.
3. Consider the protection and enhancement of public rights of way and access.

DMH4 states that in allowing the conversion of barns to dwellinghouses the building must be sound and capable of conversion without the need for extensive building or major alteration and be of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character or appearance of the building.

Whilst it is clear that the building has been altered over the years without the benefit of planning permission, that would not be a reason in itself to allow further inappropriate development to occur.

The proposed extension would result in a more sympathetic form of development for this barn conversion that would be more in keeping with the original barn structure with the extent of glazing appropriate in design and visual terms.  

In terms of the solar panels this would consist of 20 panels measuring 11.8m x 1.9m on the west roofslope this would assist in providing renewable energy for the property and is considered to be acceptable and accord with policy DME5 in terms of siting and visual impact.

The proposed single storey rear extension would be appropriate in terms of design and visual impact and therefore accords with Key Statement EN1 and policies DMG1 and DMH4.


	Highways and Parking:

There are no highways issues arising from the proposal and the site can accommodate sufficient off-street parking as required.


	Landscape/Ecology:

It is noted that a preliminary bat survey has been submitted with the application which identifies no evidence to suggest bats are roosting in the building and that the property is considered to be of negligible potential for roosting bats, therefore no further survey works deemed appropriate.

There are no protected trees on the site and whilst the proposal would not entail the removal of any trees it would be prudent to attach a condition requiring tree protection measures to be erection during nay construction works.

This is considered to be acceptable and in accordance with policies DME3.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That planning consent be approved subject to appropriate conditions.
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