
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2006/0987/P

	Development Proposed:
	Conversion and extension of barn to form holiday let accommodation revised scheme and renewal of previous consent (Ref 3/2001/0122/P) at Laytham’s Farm, Back Lane, Slaidburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Nearby Residents

	No comments received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy 20 – Lancashire’s Landscapes – Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, RT3, Policy 20 JLSP- Extension to the detriment of character of building and visual amenities of AONB.



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

	This proposal is a resubmission of a previous approval for the conversion of a barn to holiday let but with revisions to the overall design.  As approved under 3/01/0122/P there would be a small lean-to porch arrangement on the rear elevation incorporating store and utility room.  This scheme differs in a number of ways, the most significant being the provision of a catslide across three quarters of the rear elevation to provide bed, bath, lobby and sauna at ground floor with bed and store above.  The front elevation would remain the same as approved except for an additional two velux roof lights.  The gables would be characterised by slate openings and they in themselves considered not to adversely affect the character of the building.

The scheme is for conversion to holiday let and it must be accepted that in such circumstances any occupant should not expect the same space standards as if they were in their own dwelling.  As approved, the building would provide four bedrooms as indeed does this scheme.  The key internal difference being that roughly half of the existing buildings first floor would be given over t o void space, thereby necessitating an extension to accommodate the number of bedrooms previously approved within it.  The need for the extension is because of an inefficient use of the existing building.  Policy RT3 makes comments about the design of any conversion and it is felt that the works proposed here would detract from the very simplistic character and form of this barn.  I am mindful of the previous approval but consider that that would not alter the long distance profile of the barn, moreover be seen against the existing form.  This proposal however would completely change the profile of the building to its detriment.  The building is situated in an isolated position with the AONB.  The undulating landscape means that it is the front elevation that is most prominent in long range views with surrounding woodland and the setting of the building in a hollow meaning that the rear elevation is not dominant.  However, this does not alter my view that an extension of this size and form would add complexity and a loss of character to this building.  It is for this reason that it should be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 23 January 2007





TELEPHONE CLLRS:  YES / NO
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