
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2009/0631/P

	Development Proposed:
	First floor extension to side of dwelling at Seedalls Barn, Easington Road, Cow Ark.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	The owners of the attached dwelling have stated in a letter that they have no objections to the applications subject to the proviso that the works are completed in a satisfactory timescale (say, by 31 December 2010) so they can cease living in what has, effectively, been a building site for the last two years.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1 and H17 – detrimental effect upon the original character of this traditional building and upon the visual amenities of the Area of Outstanding Natural Beauty. 



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

	The building to which this application relates is situated in an isolated location at the end of an approximately 1km long access track off Easington Road, Cow Ark within the Forest of Bowland Area of Outstanding Natural Beauty.  The building originally comprised a farmhouse, Seedalls Farm, at its eastern end, with a large attached barn and shippon.  The farmhouse is now in separate ownership and this application relates to what was originally the barn and shippon.  

The barn was a traditional two storey structure of stone construction with a slate roof.  The single storey shippon, of similar materials, ran the whole length of the western gable elevation and wrapped around the corner to also run the whole length of the rear elevation.  Planning permission was sought in 1999 for the conversion of the barn into a dwelling (3/1999/0209).  That proposal involved the conversion of the whole of the structure including the shippon.  As originally submitted, the application included the two storey rear extension.  That element of the proposed scheme, however, was deleted from the proposal, at the request of the planning officers, prior to the determination of the application.  

As amended, the application was considered to be in accordance with the requirements of Policy H16 of the adopted Local Plan in that the building was structurally sound and capable of conversion without extensive rebuilding works or major alterations that could have harmed its character; and was of sufficient size to provide suitable living accommodation without the need for any extensions.  

Application 3/1999/0209/P was also considered to comply with Policy H17 which, amongst other things, requires the design of the conversion to be of a high standard and in keeping with local tradition, particularly in terms of materials, geometric form and window and door openings.  In the explanatory text to Policy H17 the following appears under the heading “Extensions and Additions”:

“Farm buildings are operational structures with a functional simplicity which is part of their appeal.  Changes to the roof slope, amendments to the eaves line, additional porches and chimney stacks will contribute to complexity and a loss of original character.  It is important that the farm buildings are preserved in their original form without alien, urban additions or alterations.”

Permission was therefore granted in respect of application 3/1999/0209/P subject to a number of conditions, including conditions removing permitted development rights in order that the Local Planning Authority could ensure that the original character of the building was not subsequently harmed by inappropriate extensions and alterations.   

Policy H18 of the Local Plan related to subsequent extensions to converted rural buildings stating that such proposals would be considered on the basis of the scale, design and massing of the proposal in relation to the character of the existing building and the surrounding area; and that proposals should be in keeping with the local tradition in terms of design, materials, geometric form and window and door openings.  The explanatory text to Policy H18 was as follows:

“It is important that the design principles contained in Policy H17 are maintained.  This policy is intended to ensure that any additions or alterations to the building following conversion are in keeping with the character of the property and the area.  The design principles set out in paragraphs 5.13.17 to 5.13.19 will be applied to all applications.”

Those paragraphs stated above are part of the explanatory text to Policy H17.  Policy H18 has not been “saved”, but it is considered that the design principles to which it refers are adequately covered in Policy H17.  It is therefore considered adequate and appropriate for Policy H17 to be used in the determination of this current application.  

As previously stated, the original permission for the conversion of the building in 1999 involved the whole building including the shippon, but did not authorise any extensions.  Indeed, an originally proposed inappropriate two storey extension was deleted from the scheme at the request of the Planning Authority.  The building, as it now stands, therefore, fully respects its origins as an agricultural building of simple and uncomplicated design.  The extension now proposed, however, would detract from that character, and as a consequence would be harmful to the visual amenities of the AONB .  

For these reasons it is considered that the proposed extension is contrary to Policies G1, ENV1 and H17 of the Local Plan.  

I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 24 SEPT 09
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