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	20/01/25
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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed stone built porch with pitched roof over. 

	Site Address/Location:
	1 Kay Fold Lodge, Ramsgreave, BB1 8NG. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in support of 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 EN1: 	Green Belt

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2014/0357: Proposed conservatory to rear of property (Refused). 

3/2014/0160: Certificate of Lawfulness for a proposed use for a conservatory to the rear of the property (Refused). 

3/1994/0577: Conversion of existing barn to 6no. dwellings (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an end terraced, two-storey dwelling at no.1 Kay Fold Lodge, accessed via a track joining Ramsgreave Drive. The property is the result of a planning permission granted in 1994 (3/1994/0557/P) for the conversion of an existing barn into 6 dwellings. One of the conditions on the permission removed permitted development rights from the resulting dwellings and therefore any development within the curtilage of any of the 6 properties requires formal planning permission. The application property itself comprises stone to the external elevations, slate roof tiles and uPVC windows. The site to which the proposal relates is located on land designated as Green Belt, approximately 300m south-west of the defined settlement area of Wilpshire. 
 

	Proposed Development for which consent is sought:

Consent is sought for the construction of a porch to the front (south-eastern) facing elevation of the application property. 

The proposed porch would measure 1.5m by 3.7m and would incorporate a pitched roof design with an eaves and ridge height of 2.4m and 4m respectively. To the front elevation, 1no. personnel door would be featured. 

With respect to materiality, the proposal would be finished in stone and slate roof tiles to match that of the existing property. 


	Principle of Development:

The application site lies within the designated Green Belt and therefore Key Statement EN1 of the Core Strategy and national Green Belt policy contained within the National Planning Policy Framework (NPPF) is engaged. 

The NPPF states that there is a general presumption against inappropriate development in the Green Belt and advises that when considering any planning application, the Local Planning Authority should ensure that substantial weight is given to any harm to the Green Belt. 

As set out in the NPPF and Key Statement EN1 of the Ribble Valley Core Strategy, the essential characteristic of the Green Belt is its openness. NPPF paragraph 154 states that the construction of new buildings is appropriate in the Green Belt. However, the extension or alteration of a building is considered an exception where they preserve the openness of the Green Belt and do no conflict with the purposes of including land in Green Belt. Development which is harmful to the Green Belt should only be permitted in ‘very special circumstances’ and these will not exist unless the potential harm to the Green Belt by reason on inappropriateness, and any other harm, is clearly outweighed by other considerations. 

There is no specific definition within the NPPF or Ribble Valley Core Strategy in relation to what constitutes ‘disproportionate’, however the generally accepted approach is for an assessment of the increased volume that the development would create above that of the original building. 

The NPPF defines ‘original building’ as ‘a building as it existed on 1 July 1948 or, if constructed after 1 July 1948, as it was built originally’. Therefore, any extensions built since 1948 cannot be used to justify additional floor space or volume. Furthermore, in terms of calculating the size of the ‘original building’, outbuildings are generally not included. 

The application property has not been previously extended and given the relatively small scale of the development proposed, it is not considered that any significant harm upon the openness of the Green Belt would arise from the works proposed. The proposed development is therefore acceptable in principle, subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:
 
The proposed development would be located to the south-eastern gable elevation of the application property. Taking account of the siting, 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 application dwelling is the result of a barn conversion which was granted consent in 1994 when permitted development rights were also removed. As a result of this, the former agricultural building as a whole has retained much of its agricultural character and appearance following its conversion. 

Whilst the proposed development would introduce an external projection, the porch would be sited to the gable elevation of the original building and would comprise a relatively small scale, measuring 1.5m by 3.7m. The porch would also read as a modest addition to the existing built form by virtue of its simple and unadorned design including external facing materials to match the original materials featured to the main building. In this respect, it not considered that the proposal would significantly draw attention away or detract from the inherent character of the barn to a degree that would warrant the refusal to grant planning permission in this particular instance. 


	Highways and Parking:

No highway related issues have been identified with respect to the proposed development. 


	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposal. The development 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.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




