
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2007/0808/P

	Development Proposed:
	Replace hardwood frame/glass front door with Oak frame/glass front door at Pale Farm Barn, Moss Lane, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations

	None received. 



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 – Setting of Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

JLSP – Policy 21



	POLICY REASONS FOR REFUSAL:

	Harmful to the character and appearance of the historic farm building and the setting of the Grade II listed Pale Farm.



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

	Pale Farmhouse is a Grade II listed building which appears on the list of 22 November 1983.  The land ownership and application description details associated with 3/1994/0631 suggest Pale Farm Barn to be part of the listing by virtue of Section 1(5) of the Planning (Listed Buildings & Conservation Areas) Act 1990 (although further research as to the situation at the date of listing would be required to confirm this, and it is noted that the site planning history includes no LBC applications).

In 1994 (3/1994/0631) planning permission was granted for the conversion of traditional barn to form single dwelling.  PD rights for external alterations were removed (condition 2).  Only one new window opening was to be created in the front (east) elevation at ground floor, and the cart door opening was to have a timber in-filling.

In 1997 (3/1997/0336) planning permission was granted for a revised scheme which retained more of the rear shippon extension but introduced a very domestic appearance to the front elevation of the barn.  The scheme included the present part glazed cart door screen.  PD rights for external alterations were removed (condition 2).  This permission would appear to have been implemented.  Works have included a repointing in a hard cement mortar which contrasts with stonework; verge details are bargeboards and plastic guttering.

It is proposed to replace the existing stained timber cart door screen with an Oak framed version of different design.

English Heritage’s The Conversion of Traditional Farm Buildings: A Guide to Good Practice (October 2006) advises of appropriate cart door opening treatment.  At page 15 it is suggested that “The large doors common to the threshing bays of barns, which are invariably the focal point of the building propose a particular challenge in conversion schemes.  The problem is one of scale and the reflection of a large area of glazing… the design of new screens should have a simple framed vertical emphasis…”.  On page 17 an example is given of a successful scheme alongside text which reads “A new cart door entrance which has been designed with closely spaced vertical timbers gives the impression of more solid than void when seen obliquely”. 

The lower case text to H17 of the Ribble Valley Districtwide Local Plan concerns design matters in barn conversion and acknowledges that “In design terms the basic idea is that traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion… farm buildings are operational structures with a functional simplicity which is part of their appeal”.

I have written to the applicant and advised that the incorporation of Gothic style pointed arches within the proposal would be architecturally and historically misleading.  His response (see letter dated 11 October 2007) suggests a reluctance to amend the scheme.  

In my opinion the barn conversion had a significant impact upon the character of this historic building.  However, I believe that the proposed scheme will be harmful and will compound this impact.  The proposed cart door screen will have more glass and will incorporate misleading and distracting architectural details.  The combination of different timber work and finishes to the front elevation (other windows and doors are in stained timber) will add to the complexity and distraction of modern interventions to the simple form of the barn.

The proposed plan has no scale and contains only rudimentary information in respect of frame member sizes and forms.   



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














