Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2006/0249 (PA) 

	Development Proposed:
	Conversion of redundant attached agricultural store to extend existing living accommodation.  Form additional window and door openings and include additional rooflights, construct detached garage and demolish outbuilding (store) because it is unsafe at Jenkinson’s Farm, Thornley-with-Wheatley

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – The proposed alterations will result in the removal of original internal fabric as well as alteration to circulation patterns within the house.  If minded to grant planning permission recommend that an archaeological record be made (condition suggested).  

Ancient Monuments Society – The drawing implies that the two doors to the east elevation are to be mostly glazed – this would be out of character.  

The need for so many rooflights does need to be established.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan Policy 21

Policy G5 – Open Countryside

Policy ENV2 – Areas immediately adjacent the AONB

G1 – Development Control

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

	Jenkinson’s Farm is a grade II listed building in the traditional form of farmhouse and attached barn in a single range.  It is referred to in the list description as having a door lintel indicating “RA 1726”.   However, the building would appear to have older origins incorporating 17th Century window types and a cellular plan form (and cruck framing according to the owner).

In December 2005 listed building consent (2005/0867) and planning permission (2005/0859) were refused for a development of similar description because of the unnecessary loss of historic fabric and the detrimental impact upon the character and setting of the listed building.  

LBC was granted for those elements of the development affecting the fabric of the listed building in June 2006.

The planning application contains a protected species survey.  This concludes that the barn is of low potential for bats and of no value for barn owls.  The conversion of the barn would not result in the loss of high roost potential for bats or a breeding site for barn owls.  

In my opinion the works affecting the fabric of the listed building , subject to modification by condition, would be acceptable.

I would agree with the comments of the Ancient Monuments Society and believe this should be reflected in condition.

I have some concern in respect of potencial overlooking of the land surrounding Jenkinsons Barn from the high level dropped opening on the south elevation gable.However this  does not appear as private enclosed space and I am mindful that the neighbour has not objected to the proposal ( I also note that the neighbour made no reference to this particular window in overlooking concerns with the previous application – ie possible overlooking of their hall window from the then proposed three windows at the south-west facing elevation).Therefore I consider this element acceptable.

The garage as originally proposed had a  detrimental impact upon the setting of the listed building.However, a break has now been incorporated between the listed building and the proposed garage allowing through views to the farmland to the rear.The impact upon the setting of the listed building and the landscape and character of this area immediately adjacent the AONB has been minimised. However, this later proposal shows part of the historic pig sty to be demolished.I consider this to be unnecessary (the ‘existing’ plans are inaccurate in that a wide opening in the curtilage wall already exists) and detrimental to the character and setting of the listed building.Therefore,a condition revising this element of the work is suggested. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal as amended by condition would have an acceptable impact upon the character and setting of the listed building and the landscape and character of the open countryside immediately adjacent the Forest of Bowland AONB. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














