
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO

	Application No: 
	3/2007/0105/P

	Development Proposed:
	Living room extension at Paddock House, Osbaldeston Lane, Osbaldeston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A. 



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 - Development in Open Countryside

Policy H10 - Residential Extensions

Policy H18 - Extensions to Converted Buildings

SPG “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, H10, H18 and SPG “Extensions and Alterations to Dwellings” – adverse visual impact on character and appearance of barn conversion.



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

	The application relates to a former barn, converted into two dwellings under planning approval 3/93/0132/P.  Planning permission is sought for a single storey extension to the west elevation of the barn linking the barn to a detached garage some 8m to the west.  The extension would have a pitched roof perpendicular to the main roof of the barn.  The south facing elevation of the extension would be mainly glazed and the north facing elevation (on the boundary with the other half of the barn) would consist of a solid stone wall.  The roof would incorporate six rooflights, three to each roofslope.  The maximum dimensions of the proposal are 8.6m x 5.9m x 2.6m to eaves and 3.7m to the apex of the pitch.  It is also proposed to insert a new window at ground floor in the west facing elevation of the barn.

The neighbouring property (the other half of the barn) has a large wagon door and window opening on the west elevation within close proximity of the boundary but this would not be significantly affected by the proposal.  The proposal complies with the BRE 45 degree rule on loss of light in respect of this large wagon door and window opening.  The eaves height of the extension would be only approx. 600mm higher than the 2m high fence, which runs along the entire length of the side boundary.  The proposal would not therefore be overbearing nor result in loss of openness to the neighbour’s west facing elevation or garden area.

PTO

Other than a porch lean-to to the gable end of the barn (see approval 3/2005/0686/P), the barn has not been extended previously.  The porch is a small, unassuming structure which has little impact on the character and appearance of the building.  The building is clearly identifiable as a former barn due to its form, mass and elevational treatment.  In my opinion, the proposed extension would detract from the simple, traditional character and appearance of the west facing elevation of the barn, contributing to a sense of complexity and clutter and altering the overall form of the building.  In addition, I feel that the proposal would dominate and obscure this elevation.  The large amount of glazing proposed to one of the elevations and the number of rooflights above would strike a discordant feature.

It is not considered that the new window opening would prove significantly detrimental to the overall character and appearance of the barn, however, I consider that the application should be rejected due to the impact that the extension would have.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 22 FEB 2007





TELEPHONE CLLRS:  YES / NO

















