
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2006/0728/P (LBC) & 3/2006/0727/P (PP)

	Development Proposed:
	Single storey rear extension and alterations to window openings to provide additional accommodation at Lowlands Barn, Newton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic Amenity Societies consulted – No comments received.

LCC (Highways) – No observations

LCC (Archaeology) – do not consider any further archaeological response necessary



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G4 - Settlement Strategy.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic re-modelling of the barn’s rear elevation.  This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



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

	Lowlands Farmhouse and Barns adjoining to the north and south is a grade II listed building, probably of the early 19th century with 17th century remains.’Lowlands Barn’ is under a continuous roof with the house and barn to the north (list description) and Lancashire County Council Archaeology (application 95/208) suggest the building range to be a reasonable example of a laithe house.  The barn is distinguished by a “wide opening with segmental arch of punched voissoirs” and “A (gable) central door (with) long and short jambs and a lintel with debased 4 – centred arch inscribed ‘EWS 1671 RS’ ” (list description).  I also note the kneeler stones to the roof gable.

The barn received planning permission and listed building consent for conversion to a residential dwelling in October 1995.  In April 1997 changes to the scheme were accepted as minor working amendments including additional first floor window at front elevation, windows to incorporate glazing bars, removal of front door jambs, new and common head heights for historic openings at ground floor front and rear elevations, a remodelled and more complex cart door opening treatment, and re-location of rear doorway. 

Site inspection has revealed that other modifications to historic fabric has occurred. The three gable openings now have new stone heads which includes the replacement of the historic and inscribed lintel with a poor facsimile.  The slobbered render/pointing to the limestone rubble referred to in the list description has been removed (although some lime mortar remnants still visible on some stones) and replaced with a smooth and hard (cement based) red or grey mortar recessed from the stone arrises.  

In my opinion the barn has lost much of its historic character to the detriment of the whole of the building range.  The proposed works involve another reordering of the rear elevation, the removal of rear ground floor window evidence, and the introduction of misleading historic details (arch headed doorway at rear).  The proposed rear elevation would have an ordered domestic appearance with openings far removed from the original utilitarian openings of the working barn.  Therefore, in my opinion the proposal is harmful to the character and setting of the building range as a whole.  

The agent has submitted a statement in support of the application which has been noted.  

The agent was advised pre-application of officer’s concern at the proposed works.  



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














