
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2008/0645/P 

	Development Proposed:
	Conversion and extension of farm into barn including conversion of outbuildings at Higher Gazegill Farm, Dancer Lane, Rimington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle.

County Archaeology – Makes specific reference to certain aspects of the design which they believe are out of keeping with a building of this type but do not explicitly object.  

Environmental Health Officer – No objection subject to imposition of conditions.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy H9 - Extended Family Accommodation.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, ENV19, ENV20, H10, SPG “Extensions and Alterations to Dwellings” – unsympathetic extension to detriment of character and setting of listed building and visual amenities of area.



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

	This application details the proposed redevelopment of an existing Grade II listed farmhouse to be extended into an adjacent Grade II listed barn in order to create a large single dwelling.  The site is outside any defined settlement lying within open countryside and is at the junction of Dancer Lane and Crosshill Lane.  In terms of physical alterations to the exterior of the building, the plans show the farmhouse section altered by the provision of a two storey porch on the northern elevation with approximate dimensions of 3.7m x 3.8m x 5.9m in height constructed of stonework with timber windows.  This extension would mask the original doorway and a glazed panel to its side which runs almost the full height of the elevation.  The listing description does not specifically make reference to this design feature but I am of the opinion that it is an important feature of the building and its loss and replacement by the aforementioned Lancashire Porch would have a detrimental visual impact on the listed building.  

With regard to the barn, the works are again on the northern elevation and involve lifting the north and west catslide by 1m, thereby forming a continuous roofslope instead of the break at present which enables a band of stonework to be seen.  The plans also denote the provision of one new window at ground floor and one at first floor in the western gable.  In assessing the impact of these works on the character of the listed building, I have spoken to the Council’s Design and Conservation Officer who has commented that in terms of the alterations to the catslide the works would be to the detriment of the character of the building and should be resisted.  They alter the historic appearance of this building.

There is an existing group of courtyard stone buildings which are roughly ‘L’ shaped in appearance.  This scheme denotes their refurbishment into guest suite and stables.  A new pitched roof would be provided in place of those sections which are mono pitched corrugated sheeting.  In visual terms I do not believe that the work to this group of buildings would prove significantly detrimental to visual amenity or to the setting of the listed farmhouse and barn.

With regard to the principal of development I am mindful that the works represent more than a modest level of accommodation but that a suitably worded condition could be imposed to ensure that it was only occupied in association with the main house and therefore not an independent dwelling/planning unit.  

The final element of the scheme is the provision of a new entrance into the site.  Presently access is gained from the gateway at the junctions of Dancer Lane and Crosshill Lane.  The scheme put forward seeks to close of the existing entrance and provide a 3m wide access strips with grass centre strip to the north of the site.  A cattle grid and turn around would be provided with the track having two branches as it approaches the site – one to serve the house, the other to serve the remaining farm outbuildings.

The County Surveyor has commented that, in highway terms, there is no objection and that a relocated access away from the junction would be preferable although there is no record to show that the current arrangements have caused significant safety issues.  In terms of the visual impact of this it is recognised that it would extend across agricultural land but I do not consider that it would prove significantly detrimental to the visual qualities of the area or character/appearance/setting of the listed building.  I thus believe that a refusal on this ground would be unreasonable.

Therefore having regard to all of the above I am of the opinion that the physical alterations to the farmhouse and barn would adversely affect the character and setting of the listed building and thus recommend accordingly. 



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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