Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0025/P

	Development Proposed:
	Alterations and extension of existing detached garage to provide improved secure rear car parking space.  Proposed fenestration improvements to existing barn conversion as part of remodelling of dwelling into one at Hodgson Barn and Higher Hodgson Barn, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.



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

	The site comprises two semi detached dwellings that were previously formed when a barn was converted under 3/03/0810/P.  They are situated within the AONB close to public footpath and approximately one mile from Fell Road.    The intention is to integrate both dwellings into one which requires fenestration changes to suit the proposed internal alterations.  

As amended by the applicant it is proposed to replace a first floor window on the east elevation with two arrow slit windows and fit a fixed glazed timber framed screen into the original arched cart door instead of timber doorway.  This is the dominant elevation when approaching the property and I do not consider that either of these revisions would prove detrimental to the character of this elevation.  

To the west elevation it is proposed to replace a set of patio doors with an opening that is widened and given more height to reflect the scale of opening that would have typically been found in such agricultural structures for vehicle entry.  The window opening to the side of this would be reduced with another formed to the other side of the large glazed opening.  Four slit windows would be inserted to the north side of the kitchen snug (a single storey element) with a lean to oak framed canopy constructed over an existing doorway.  All of these works are to the side and rear of the property which, due to topography and orientation to roadways, means that they will not be visible from public vantage points.  Whilst this should not override the need to preserve the character and appearance of this previously converted building, and the visual amenities of the AONB, I am mindful of a previous Inspector’s decision on the part of the property known as Hodgson Barn which I shall return to later.  However, I am of the opinion that the four slit windows are an appropriate form of development and that in terms of the patio doors the existing scale of opening is rather domestic in appearance and no significant harm would result from the changes outlined.  The oak canopy would be set behind a single storey lean to projection and, thus, again I conclude it would prove difficult to substantiate refusal on design grounds. 

It is the works to the south elevation that are most significant in terms of impact on character of this former rural building but regard is had to a Planning Inspector decision on 3/03/0810/P which gave permission for a porch over one of the doorways on this elevation.  The works as shown here are the replacement of a small, first floor window, with one of similar size to existing openings, the replacement of a ground floor doorway at the corner of the building with a window provision of a simple oak frame porch canopy above the main entrance door where the previously approved solid built porch would be constructed.  In allowing the appeal the Inspector concluded that:

I agree with the Council that the dwelling was (probably) a simple farm building, but all that appears to remain of that simple structure is the basic outline.  My observations indicate that there has been an extensive amount of rebuild within this conversion scheme and the dwelling how appears to have more in common with a traditionally designed new dwelling than a barn conversion… I find additional support for my decision in the number of new window openings created in the building, from the two new garage blocks to the side and rear of the property and from the newly constructed dwelling on the adjacent plot.  It is inappropriate, in my view, to judge the appeal property in isolation and all of these other matters must be taken into account in making a balanced decision. 

Therefore, whilst I am of the opinion that the window revisions would lead to a more domesticated appearance than at present I am mindful of the Inspector’s comments that the building has more in common with a traditionally designed new dwelling.  For these reasons I conclude that on balance the works shown to the windows and porch canopy would be acceptable as their visual impact, in the aforementioned context, would not be so significant as to warrant an unfavourable recommendation.  

The final part of the scheme involves works to garage and stable structure previously associated with Higher Hodgson Barn.  The existing stable building to the side of the garage is no longer needed and is proposed to be taken down with an extension built to the garage plus a covered parking area to its size.  All these works are within cartilage and set sufficient distance from the property so as not to cause any visual harm.  The land form rises to the rear of the building and thus I am of the opinion that this element accords with policy.

I thus recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 March 2010














