
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/CMS

	Application No: 
	3/2005/0689/P

	Development Proposed:
	CONVERSION OF REDUNDANT AGRICULTURAL BARN AND OUTBUILDINGS TO ONE DWELLING AT CARR HOUSE FARM, LONGSIGHT ROAD, CLAYTON-LE-DALE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to technical requirements.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

Interim SPG Housing.

Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 5 – Development Outside Urban Areas - Joint Lancashire Structure Plan.

Policy 12 – Housing Provision – Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	Policy 5 and 12, JLSP, Interim SPG Housing, Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition - Unjustified Residential Development adding to existing oversupply of housing.

H17 – Unsympathetic extension to the detriment of visual amenity.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for the conversion of part of an agricultural barn to dwelling.  The buildings concerned are ‘L’ shaped in appearance formed by a two storey stone structure with wagon door having a single storey section to its eastern gable with long single storey projection to the south.  The scheme would use three quarters of the two-storey barn and propose as a garden room extension to the western gable.  This would have approximate dimensions of 6.2m x 5.4m x 4m in height, constructed of stone plinth with glazing above under a slated roof.  In terms of openings to be formed in the barn itself, modest openings are shown in the gable, three very small windows on the front given the wagon door is to be fully glazed and on the rear one existing opening is to be utilized, the others being newly formed ones.  The submitted plans also show an area for covered parking which would appear to utilize an existing structure although no elevational treatments have been provided nor have details of any curtilage areas – it would appear that the only sitting out space would be in the court yard to the front of the building.

In assessing this scheme it is important to have regard to both the principle of usage proposed as well as the visual impact of the alterations and effect on the character of the buildings concerned.  The Council now operate a very restrictive policy approach to the conversion of rural buildings to dwellings given the current oversupply of housing.  Approval of this application would add to this oversupply and should thus in principle be refused as it is contrary to the provisions of the Joint Lancashire Structure Plan which provide the most up to date guidance on housing provision.  This said I consider it is also important to look in detail at the design and in particular the proposed extension to the building.  I am of the opinion that as shown the garden room would not be in keeping with the simple rooflines of this collection of agricultural buildings and its form and excessive levels of glazing again are not sympathetic to the origins of the structures.

For these reasons it would be to the visual detriment of the area and in itself is therefore unacceptable irrespective of objections already outlined regarding the principle of usage.  Therefore having carefully assessed all the above, I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














