
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2010/0404/P

	Development Proposed:
	Resubmission of approved scheme ref 3/2009/0753/P for change of use of barn to dwelling and erection of garage at Moor Barn, Clitheroe Road, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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 H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



	POLICY REASONS FOR REFUSAL:

	G1, ENV3, H17 – design unsympathetic to original character of building to detriment of visual amenities of area.



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

	This is a resubmission of an application for a change of use of a barn to dwelling within land designated open countryside.  The barn is set approximately 230m to the south of Clitheroe Road accessed by a single width track that also serves Moor House Farm, a grade II listed building some 30m to its south east.  An examination of the planning history of this building reveals that permission was originally granted under 3/78/0710/P for the conversion of the barn to dwelling.  Works have commenced in order to implement that consent with application 3/2009/0753/P offering a design improvement over and above that which could have been implemented under the 1970’s approval.  The 2009 scheme parking spaces provided alongside the gable of the building.

The scheme proposed under this application offers a more sympathetic treatment to the east elevation than that approved by retaining the size of existing openings and proposing four velux openings in the roofscape.  The existing wagon entrance would be fitted with full height barn doors with no new openings shown to this elevation. 

The main alteration to the northern gable is the provision of an attached garage with approximate dimensions of 4.5m x 10m x 4.5m to the apex of its pitch.  It would be set back from the front building line of the barn and be treated as an agricultural outbuilding clad in Yorkshire timber boarding under a slate roof.  

In terms of treatment to the west (rear) elevation, the scheme varies from that previously approved by modifying the expanse of glazing to the lean-to and only utilising the ground floor window on the two store section – not inserting a new window as previously shown.  The roofscape would be punctuated by conservation rooflights.

The southern gable is the wall that needs to be rebuilt with these plans showing a large double height expanse of glazing to be inserted centrally into the rebuilt wall.  The stone chimney stack is to be removed and replaced by a metal flue.  Within the curtilage area, would be positioned coils to a ground source heat pump with the ground made good after the coils had been inserted.  

In terms of assessing this application against the saved policies of the Districtwide Local Plan, it is the details of design that warrant further consideration given that the principle of conversion has previously been established.  Having regard to the details shown, I am satisfied that the east and west elevational treatments would comply with the design guidance of H17 and not detract from the qualities of the barn.  It is the treatment to the north and south gables that concerns are raised and further scrutiny of the plans is necessary.

The plans denote the provision of an attached garage to the northern gable and I am mindful of the advice of the supporting text to follow H17 regarding extensions and additions to converted buildings.  This guards against such additions and comments that it is important that farm buildings are preserved in their original form without alien, urban additions or alterations.  The garage is on a prominent gable with the public right of way network crossing the fields to the immediate north of the building, thus making any works highly visible in the wider environment.  However, having said this, the garage has been designed akin to an agricultural building clad in Yorkshire timber boarding which does reduce its visual impact.  It is of a modest scale and set below the height of the existing roof which makes it clearly subservient to the main structure.  The combination of all these factors lead me to conclude that on balance, in this particular instance, an attached garage of this design would not significantly harm the appearance of the barn or area in which it is set.  Thus, I am of the opinion that the garage element would meet the requirements of Policy H17.  

Turning to the southern gable, this is the wall that is to be rebuilt as it is unstable.  The planning statement submitted in support of this application states that given the rebuild its replacement must be considered as new.  This rebuilding offers the opportunity to reconsider the elevation, providing a single large opening appropriate for the building type, maximising views to the south across the valley. 

Again, the supporting text of Policy H17 offers detailed design guidance on new openings in walls commenting that 

Agricultural buildings are characterised by a limited number of window and door openings… Apart from the wagon door openings, windows and doors are commonly small and insignificant on agricultural buildings.  In conversions, the type, proportion and detail of existing openings should be observed, the proportion and size of existing openings should also be taken into account when determining the accommodation to be provided within the building.  Any additional doors and windows should copy existing patterns.  

The amount of glazing proposed in the rebuilt southern gable does in no way observe or take into account the size/proportion of existing openings throughout the building and it should be noted that at present there are no openings in this gable as it exists on site today.  Thus the works proposed would significantly alter the appearance of the barn and I consider devalue the character of the building.  As Policy H17 points out, it should be remembered that these are not new buildings, they are conversions of special buildings.  This should be reflected in the final scheme.  The scheme put forward in terms of the treatment to the southern gable does not respect the history of the building but introduces a modern design feature in terms of the expansive glazing which would be contrary to the requirements of Policy H17 resulting in detriment to both the visual amenities of the area and character and appearance of this rural building.  For this reason it should be resisted.



	RECOMMENDATION: That permission be refused.
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