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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Planning Permission for extension to farm house.

	Site Address/Location:
	Alder House Holden Lane Bolton by Bowland BB7 4LZ

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	LCC Archaeology have raised no objection to the proposal offering the following observations:

We commented on the previous applications for the work proposed on this building. The developer has since commissioned an archaeological building survey and the Heritage Statement supporting this application appears to have taken into account some of the findings of that survey. As far as we are aware the initial fieldwork for the survey has been completed, including taking samples from the timbers for dendrochronological dating, which may add significantly to our understanding of the chronology and development of the house. The next phase of recording we advised was the inspection of areas of the house that were opened up by the removal or render or internal plaster and other finishes and this will be on-going as the work to the building is carried out. 

We would advise therefore that the proposed works in the revised application should have the same condition attached to any permission granted which will cover the works required up to and including the submission of the final report. The following wording was used in the earlier condition and would be appropriate:

Condition: 
No works to the application buildings, including any clearance/demolition or preparation works shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological building recording as set out in "Understanding Historic Buildings" (Historic England 2016). This should comprise: a) a level 3 record of the building as it exists; b) appropriate visits by the archaeological contractor to record interior features that are revealed during internal works c); the production of an integrated report on the results of a) and b). 

This recording must be carried out by an appropriately qualified and experienced professional contractor to the standards set out by the Chartered Institute for Archaeologists and in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority. A copy of the report or reports created should be submitted to the Local Planning Authority and the Lancashire Historic Environment Record prior to the dwellings consented being first occupied.

Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the buildings/site.

This is in accordance with National Planning Policy Framework (2024), paragraph 207-8 and para.218: "Local planning authorities should … require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible".


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Kay Statament EN2: 	Landscape
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/2024/0975:
Listed Building Consent for extension to farmhouse.  (Parallel Application)

3/2024/0689:
Planning Permission for full repair and upgrade of existing farmhouse.  (Approved)

3/2024/0688:
Planning Permission for full repair and upgrade of existing farmhouse.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a Grade II* Listed Building (List Entry: 107227), with the listing reading as follows:

‘4/41 Alder House 16.11.1954 - II*

House, 'TW 1708' on plaque. Sandstone rubble with stone slate roof. Double-pile plan with end stacks and central 3-storey gabled porch. 3 storeys. Windows have an inner cyma moulding and outer chamfer. On each side of the porch, on the ground and first floor, is an 8-light mullioned and transomed window with hood. On the 2nd floor, on each side, is a 3-light stepped mullioned window. The upper storeys of the porch oversail on a moulded string. 

On the 1st floor is a 6-light mullioned and transomed window with a stepped head, a segmental head to the lower central light, and a hood with spiral stops. On the 2nd floor is a stepped mullioned window with segmental heads to the lights and with a hood with spiral stops. The outer doorway is chamfered with a shaped lintel, with a date plaque over, and with a hood with spiral stops. 

The inner doorway is cyma moulded with a Tudor arch. The porch and right-hand gables have copings with footstones. At the rear are a 5-light mullioned window and 2 cross windows, with inner ovolo and outer chamfer, a one-light ovolo- moulded window with shaped head, and several windows with re-used C17th dressings. Inside there is a stair with 2 flights of stone around a closed well, continuing up to the 2nd floor as an open-well closed- string stair with square newels and turned balusters. On the 1st floor there is oak partitioning, and doors, of raised and fielded panels. The only roof truss visible at time of survey has an interrupted tie beam above floor level, braced downwards to a main floor joist.’

The building is located within the Forest of Bowland National Landscape, being located outside of any defined settlement limits within an area largely characterised by open aspect agricultural land. 


	Proposed Development for which consent is sought:

The application seeks consent for the erection of an extension to the existing Grade II* farmhouse.  The submitted details propose that the extension will benefit from a footprint of 6.6m by 15.5m having an eaves height of 2.7m and ridge height of approximately 5.1m. The main body of the extension will be linked to the existing building by way of a planar glazed link, with the extension benefitting from a 3m offset from south-western elevation of the building.

The extension will be faced in local stone ‘roughly squared and coursed with margins’.  The extension will be of a gabled appearance with the north-western extents of the building being predominantly glazed, with the glazing being recessed and set back behind a treated timber brise soleil.  The elevations will benefit from rafter overhang detailing at eaves level and it is proposed that all doors and windows will be of a timber construction.  The roof is punctuated by a stone chimney, centrally located at ridge level affording a level of visual articulation and interest at roof level.


	Impact upon Listed Building(s) and Setting:

The application relates to and seeks consent for works to a Grade II* Listed Building.  As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

Key Statement EN5:

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

Policy DME4:

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1:

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

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.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

National Planning Policy Framework (December 2024):

The National planning Policy Framework (NPPF) sets out further duties in respect of determining proposals that affect heritage assets stating that ‘In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation’.

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 212 – 220 reading as follows:

Considering Potential Impacts:

212:
When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.

213:
Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional. 

214:
Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a) the nature of the heritage asset prevents all reasonable uses of the site; and 
b) no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and 
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the site back into use. 

215:
Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.

216:
The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.

217:
Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred.

218:
Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted. 

219:
Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably. 

220:
Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 207 or less than substantial harm under paragraph 208, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole.

Assessment of Impacts:

The application seeks consent for the erection of an extension to the existing Grade II* farmhouse.  The submitted details propose that the extension will benefit from a footprint of 6.6m by 15.5m having an eaves height of 2.7m and ridge height of approximately 5.1m.  The main body of the extension will be linked to the existing building by way of a planar glazed link, with the extension benefitting from a 3m offset from south-western elevation of the building.

The extension will be faced in local stone ‘roughly squared and coursed with margins’.  The extension will be of a gabled appearance with the north-western extents of the building being predominantly glazed, with the glazing being recessed and set back behind a treated timber brise soleil.  The elevations will benefit from rafter overhang detailing at eaves level and it is proposed that all doors and windows will be of a timber construction.  The roof is punctuated by a stone chimney, centrally located at ridge level affording a level of visual articulation and interest at roof level.

The overall form of the main body of the proposed extension is of a linear gabled configuration, similar to existing buildings located directly to the south-east of the existing dwelling, also being reflective of typical building forms that are characteristic of the area.  In this respect he proposed extension will be read in conjunction with a number of existing agricultural buildings to the south-east.  With these buildings being of a configuration that is reflective of and embody later additions and extension(s), being of a configuration that reflects an element of ‘changefulness over time’ - which is commonly associated with agricultural buildings within historic agricultural landscapes.  

In respect of the above matters, notwithstanding other detailed considerations, the introduction of an extension in this location, taking account of the wider site context and character of the area, is unlikely to be read as being an anomalous introduction that would be unsympathetic to patterns of built form found in the area.

In respect of the impact(s) of the proposed extension upon the inherent character and significance of the existing Grade II* designated heritage asset.  The proposed extension will benefit from a planar glazed link which connects the main body of the extension to that of the existing fabric of the listed building.  The ‘glazed link’ provides for a visually lightweight interconnection between the existing building and the extension, with the link being of an appearance that ensures the character of the existing building is not undermined.  

The link also affords a clear degree of visual separation between the existing building and the proposed extension which ensures the farmhouse will be read as being the ‘primary’ building with the extension being read as being a later addition, which provides for a clear visual hierarchy and ensures the inherent character of the Grade II* is not compromised or undermined.

In respect of the external appearance of the main body of the proposed extension, the linear gabled configuration of the extension responds positively to the gabled forms found on the existing building, with a level of detail and visual interest that will not visually compete with the main building, whilst remaining sympathetic to its overall inherent character. The south-eastern elevation of the extension is intentionally austere with a singular window of a vertical emphasis which ensures that the extension, when read in conjunction with the primary south-eastern elevation of the existing building, does not visually compete with the architectural language of the existing building.

Paragraph 215 of the National planning Policy Framework states that ‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use’.  

With Paragraph 212 of the Framework stating that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance’.

In respect of the above, the authority considers that the harm resultant from the proposal by virtue of the construction of the extension will be ‘less than substantial’ (low-level).  With the harm being clearly outweighed by the public benefit of securing the long-term conservation of the asset, though significant investment in a Grade II* Designated Heritage Asset which has suffered an element of dilapidation rendering it unfit for habitation for a considerable period of time, with the proposed extension enabling the dwelling to be suitable for modern living and securing long-term continued positive custodianship.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 212 – 220  of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon or development that would result in measurable harm to a Grade II* Designated Heritage Asset.


	Impact(s) Upon Character and Visual Amenities of the Area:

The application site is located outside of any defined settlement limits being, within the designated Forest of Bowland National Landscape with the site being defined as ‘Rolling Upland Farmland’ within the Forest of Bowland Landscape Character Assessment.  

As such, in assessing the visual compatibility of the proposal with the character of the immediate landscape, Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy are primarily engaged.  With at a national level, Paragraph 189 of the national Planning Policy Framework being directly relevant given the sites location within the Forest of Bowland National Landscape, with Para.189 stating that 

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and National Landscapes which have the highest status of protection in relation to these issues. The conservation and enhancement of wildlife and cultural heritage are also important considerations in these areas, and should be given great weight in National Parks and the Broads. The scale and extent of development within all these designated areas should be limited, while development within their setting should be sensitively located and designed to avoid or minimise adverse impacts on the designated areas’.

In respect of local-level policy considerations, Key Statement EN2 states:

Key Statement EN2:
‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area.  The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced. As a principle 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’.

Policy DMG1 is also engaged in parallel with Key Statement EN2 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

Policy DMG1:
In determining planning applications, all development must:

DESIGN

4. 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.
5. 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.
6. 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.
7. Use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy DME5, has been incorporated into schemes where possible.
8. 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.

AMENITY

2. Not adversely affect the amenities of the surrounding area.
3. Provide adequate day lighting and privacy distances.
4. Have regard to public safety and secured by design principles.
5. Consider air quality and mitigate adverse impacts where possible.

ENVIRONMENT

1. Consider the environmental implications such as SSSI’s, county heritage sites, local nature reserves, biodiversity action plan (bap) habitats and species, special areas of conservation and special protected areas, protected species, green corridors and other sites of nature conservation.
2. With regards to possible effects upon the natural environment, the council propose that the principles of the mitigation hierarchy be followed. this gives sequential preference to the following: 1) enhance the environment 2) avoid the impact 3) minimise the impact 4) restore the damage 5) compensate for the damage 6) offset the damage.
3. All development must protect and enhance heritage assets and their settings.
4. All new development proposals will be required to take into account the risks arising from former coal mining and, where necessary, incorporate suitable mitigation measures to address them.
5. Achieve efficient land use and the reuse and remediation of previously developed sites where possible. previously developed sites should always be used instead of greenfield sites where possible

INFRASTRUCTURE

1. Not result in the net loss of important open space, including public and private playing fields without a robust assessment that the sites are surplus to need. in assessing this, regard must be had to the level of provision and standard of public open space in the area, the importance of playing fields and the need to protect school playing fields to meet future needs. regard will also be had to the landscape or townscape of an area and the importance the open space has on this.
2. Have regard to the availability to key infrastructure with capacity. where key infrastructure with capacity is not available it may be necessary to phase development to allow infrastructure enhancements to take place.
3. Consider the potential impact on social infrastructure provision.

OTHER

1. Not prejudice future development which would provide significant environmental and amenity improvements.

Policy DMG2 is also engaged in concert with Key Statement EN2 and Policy DMG1 with the Policy stating that:

Policy DMG2:
‘Within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.

In protecting the designated area of Outstanding Natural Beauty the council will have regard to the economic and social well-being of the area.  However the most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation. 

Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build. development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting.  The AONB management plan should be considered and will be used by the council in determining planning applications’.

Assessment of Proposal:

The submitted details propose that the extension will benefit from a footprint of 6.6m by 15.5m having an eaves height of 2.7m and ridge height of approximately 5.1m. The main body of the extension will be linked to the existing building by way of a planar glazed link, with the extension benefitting from a 3m offset from south-western elevation of the building.

The extension will be faced in local stone ‘roughly squared and coursed with margins’.  The extension will be of a gabled appearance with the north-western extents of the building being predominantly glazed, with the glazing being recessed and set back behind a treated timber brise soleil.  The elevations will benefit from rafter overhang detailing at eaves level and it is proposed that all doors and windows will be of a timber construction.  The roof is punctuated by a stone chimney, centrally located at ridge level affording a level of visual articulation and interest at roof level.

In respect of the visual appearance of the proposed extension, the main body of the proposed extension embodies archetypes that are typical of the National Landscape, also proposing materials that would be considered to be reflective of local distinctiveness.  

The overall form of the main body of the proposed extension is of a linear gabled configuration, similar to existing buildings located directly to the south-east of the existing dwelling, also being reflective of typical building forms that are characteristic of the area.  In this respect the external appearance of the proposed extension will not be read as being unsympathetic to, nor as a discordant introduction into the protected National Landscape.

The proposed extension will be read in conjunction with a number of existing stone built agricultural buildings to the south-east.  With these buildings being of a configuration that is reflective of and embody later additions and extension(s), being of a configuration that reflects an element of ‘changefulness over time’ - which is commonly associated with agricultural buildings within historic agricultural landscapes.  

In this respect the proposed extension, when taking account of the scale of the proposed structure and the wider site context, will not be read as being an incongruous nor discordant introduction into the National Landscape.  Nor is it considered that the proposal will result in any adverse impacts upon the character or visual amenities of the immediate area.

As such and taking account of the above, it is not considered that the proposal will result in any significant direct conflicts with Key Statement EN2, or Policies DMG1 and DMG2 of the Ribble Valley Core Strategy nor the aims and objectives of Para.189 of the National Planning Policy Framework.  Particularly in relation to measurable adverse impacts upon the character or visual amenities of the protected National Landscape.


	Impact Upon Residential Amenity:

The application relates to an existing residential dwelling located within the Forest of Bowland National Landscape.  The dwelling is located in a relatively remote location with no direct relationship with nearby residential receptors.  As such and taking account of the proposed works it is not considered that the proposal will result in any adverse impacts upon existing residential amenities.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Impact on Biodiversity

The development is exempt from having to deliver the mandatory BNG with it being householder development. No impacts on ecology are identified.


	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.


	RECOMMENDATION:
	

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