
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: JM/EL

	Application No: 
	3/2010/0300/P

	Development Proposed:
	Change of use of alterations to attached barn to form a dwelling at Pages Farm, woodhouse Lane, Slaidburn 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS7 – Sustainable Development in Rural Areas.



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H16, H17 – Extensions and alterations to the detriment of visual character of the building and the visual amenities of the Area of Outstanding Natural Beauty.



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

	Consent is sought for the conversion of a rural building to a dwelling which is located attached to the existing farmhouse and at the rear of an existing roadside building.  The building is located in the Area of Outstanding Natural Beauty on the outskirts of Slaidburn.  Access to the property is via an existing vehicular access that seeks to serve the original dwelling and the building at the front of the dwelling.  

In terms of works to the building, the main alterations involve the insertion of numerous window openings on the first and ground floor and in particular to the gable elevation where there are no existing openings.  The proposal also involves a change in treatment of the original wagon door opening by making it fully glazed rather than the timber door which is in situ at the moment.  The scheme also involves a reduction in the porch in its size and height which is at the front of the main building.  The proposal seeks to utilise the existing materials in relation to the porch and timber surrounds for the windows and doorways.  There is to be a metal flue pipe located at the rear of the property.  

In terms of assessing this proposal, it is important to have regard to the principle of development on highway safety, visual and residential amenity.

Having regard to the principle of the development, the building is located within a group of buildings and I am satisfied that it can be seen to form part of a defined group and as such would be compliant with the locational requirement of Policy H15.  

The adopted plan requires that the building should be structurally sound and a survey has been submitted which includes the conversion assessment and I am reasonably satisfied that this is ok.  

It is with regard to the alterations which include a total of six new windows that I have my main concern.  The proposal to insert new openings on the gable elevation which is readily visible from the main highway, would significantly alter the character of the barn with the introduction of regular windows in to what is a solid wall.  It is evident from the visual inspection that this would significantly alter the sold nature of the agricultural design and would lead to a domestic appearance.  The proposal also introduces additional openings on the first floor of the north elevation which must be regarded as the principal elevation.  These windows will alter the appearance of the building to its detriment with the introduction of more glazing on the first floor rather than the solid stone wall.  I accept that there is often a need for a new opening when dealing with residential conversions, but it should also be the case that in some instances buildings will not be suitable for conversion as there are inadequate openings on the existing building.  

I am of the opinion that the alteration by virtue of the amount of new window openings make the scheme unacceptable and would result in conditions to the detriment of the character of the building and also to the visual amenities of the Area of Outstanding Natural Beauty.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














