
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2008/1035 (LBC) &3/2008/1034 (PA)

	Development Proposed:
	Two new window openings to the front elevation at Three Fishes, Mitton Road, Great Mitton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Bashall Eaves and Mitton Parish Council has no objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – consulted, no comments received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (setting).

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	The proposed window openings and frames would be incongruous and visually intrusive in the historic former agricultural building because of their domestic appearance and disruption of the existing restrained and symmetric door and window pattern.  



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

	The Three Fishes is a Grade II listed public house of the early to mid 19th century prominently sited in the hamlet of Great Mitton, on the roadside and within the countryside immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  The list description refers to “The right hand part of the building, probably once a barn and stable, has a wide opening, now glazed, with stone surround and segmental head.  Above is a sash window with plain stone surround.  Further right are a door with plain stone surround and a modern window with plain reveals.  Above are two circular pitching holes, now glazed, with plain stone surrounds”.

In 2004 listed building consent and planning permission (3/2004/0390 & 0278) was granted for proposed alterations (including new window openings) and extensions to side and rear of buildings.  in 2005 listed building consent and planning permission (3/2005/0048 & 0036) was granted for a proposed kitchen extension to the right side gable.  

PPG15 paragraph C.2 states that “each historic building has its own characteristics which are usually related to an original or subsequent function.  These should, as far as possible, be respected when proposals for alterations are put forward.  Marks of special interest .. may include .. the arrangement of window openings.  Local Planning Authorities should attempt to retain the characteristics of distinct types of building ..”.  

PPG15 paragraph C.8 Walls, states that “walls are the main structural fabric of a building.  Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building”.  

The Ribble Valley Districtwide Local Plan (adopted June 1998) states, under The Conversion of Barns and other Buildings to Dwellings, that “agricultural buildings are characterised by a limited number of window and door openings… large wagon door openings should be used to provide the majority of internal natural light by constructing an inconspicuous frame set back into the building” (5.13.19(b)).  “Too many doors and windows .. will devalue the character of traditional farm buildings and that of the surrounding environment” (5.13.18).

English Heritage’s The Conversion of Traditional Farm Buildings: A Guide to Good Practice (2006) states under the title Openings that “The historic pattern of openings is a direct product of the function of the building over time, and its present mass and character.. ventilation was a more important consideration in determining the external form of most farm buildings than light.  Consequently farm buildings are characterised by few external openings.  But those that do exist form a fundamental element of a farm building’s character and give legibility to the original form and function of the building.  There should always be a presumption in favour of maximising the use of existing openings without changing their size, and limiting the formation of new ones”(page 15).  Also, “For new joinery ‘off the peg’ standard units are unlikely to be suitable.  Frame sections used in farm buildings were traditionally large and robust, and the thinner sections used in standard joinery will never look suitable; nor will their standard ‘domestic’ proportions.  Standard ‘domestic style’ windows can have a very adverse impact on the majority of farm buildings..” (page 18).  

The submitted design and access statement does not provide a reason for the proposed new windows (however, it is presumed that the windows are required to provide more natural daylight to this element of the former barn and stable).  In my opinion the window openings and frames introduce an incongruous and ‘domestic’ appearance to this element of the Three Fishes range which still retains a strong agricultural appearance and character.  Proposed openings are also conspicuous in the way in which they break up the symmetry found across the front elevation of the Three Fishes ie. openings at first floor directly above openings at ground floor (which has lessened the impact of the ‘modern window with plain reveals’).  Better use might be made of existing openings for natural light provision (eg. replacement of the modern solid timber door).  

I am also mindful of the decision at Spread Eagle Barn, Sawley (October 2006) whereby an Inspector dismissed an appeal for an additional window (in walling already screened by fencing) in a barn only listed by virtue of being within the curtilage of the Spread Eagle Hotel (Grade II listed).  



	RECOMMENDATION: That LBC be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














