
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2010/0996/P

	Development Proposed:
	External alterations including formation of new ground floor bedroom window, new double door opening in position of ground floor window, three new velux rooflights within the roof of the rear lower slope.  Rebuilding of structurally unstable lower gable wall.  All materials to be reclaimed natural stone at Hill House Barn, Sawley Road, Grindleton.  

	CONSULTATIONS: Parish/Town Council

	Parish Council – Have no objection.



	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.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, H17 – Unsympathetic alterations to the detriment of the character of the building and visual amenities of ANOB. 



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

	This application seeks consent for a number of alterations to a property which is the subject of a barn conversion.  The property is detached and set outside any defined settlement limit within the Area of Outstanding Natural Beauty.  The definitive right of way network runs up the single width track that leads to the dwelling and those to its north and west with a public footpath network running to the north, west and south west of this property.  The alterations to this property are proposed on the southern gable and western (rear) elevation.  

In approving the original scheme, revisions were achieved to limit the number of additional window openings in order to retain the character of the original building.  The barn is characterised by a catslide across part of its western elevation and two storey projecting bay on its eastern side which forms the entrance to the property.  The gables are simplistic in form and it is noted that one of the windows at first floor in the southern gable whilst on the originally submitted plans under 3/95/0351/P was deleted following negotiations with the final approved drawing showing no window to the en suite.  Consent is required for the work stated here as permitted development rights were removed on the originally approved scheme.  

On the southern gable it is proposed to replace an existing ground floor window with new timber framed double doors.  The plans also denote that part of this gable elevation would be rebuilt in reclaimed stone as it is now unstable.  To the western elevation a new timber opening is shown at ground floor with three velux roof lights inserted into the rear lower pitch of the catslide profile on this rear elevation.  

In assessing the works I am mindful of the property’s location within the AONB where there is a responsibility to ensure that any development permitted makes a positive visual contribution.  Policy H17 of the Districtwide Local Plan is also relevant.  This policy concerns itself with the design matters of schemes of conversion and is, I consider, equally applicable to schemes seeking revisions following the initial works of conversion.  In respect of new openings in walls, the supporting text comments:

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 windows and doors should copy existing patterns.  

I am also mindful of the guidance offered in English Heritage’s document “The Conversion of Traditional Farm Building:  A Guide to Good Practice” which again comments that 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.  When new openings are added or new windows inserted within existing door openings great care needs to be given to their placing and design.  

From examining the planning history of the building it is evident that in order to secure consent for the initial works of conversion revisions were required in order to reduce the amount of openings so that the intrinsic character of this rural building remained.  The rear of the building has been relatively unaffected by the scheme of conversion as its origins are clearly discernable.  The main features are, I believe, the sweeping roofscape of the catslide which dominates the south western half of this elevation and the solid mass of stonework to the north western half without any interruption from glazed panels.  I am of the opinion that a window of proportions shown would add a domestic feel to this elevation to the detriment of the building’s character.  In respect of the velux windows, I am of the opinion that whilst a velux can be used in some instances as a means of providing additional light to rooms, the provision of three would be excessive, again introduce a domestic feel and detract from the simple roofscape which is a dominant feature on site today.  In respect of the works to the southern elevation, firstly it is proposed to demolish and rebuild an unstable section of the gable.  This aspect of the proposal would, in itself, I consider, be appropriate if rebuilt as an exact replica of that in situ at present.  The remaining element therefore is the proposed insertion of timber doors in this gable.  There are already a number of openings in this gable and in assessing the initial scheme of conversion against saved planning policy, ie H17, I would argue that the works undertaken to date have tested the limits of what is achievable without adversely affecting the building’s character.  However, the openings are relatively modest in size with the eye to the asymmetric pattern of openings and solid areas of stone work.  Replacing a window with double doors would change the character of the gable of the rear lean-to/catslide with this domestic fenestration detail becoming the dominant feature on this elevation.  

To summarise, this is a building of character which had limited scope for alterations/additions and which has already undergone a scheme of conversion.  Whilst the aspirations of the applicants to extend their accommodation by making better use of the catslide section of the building are acknowledged there needs to be a recognition that buildings such as this do have their limitations and that their intrinsic character need to be respected.  I am of the opinion that the revisions to fenestration details, ie window, three velux and doorway would have a harmful effect on the building’s character and thus prove detrimental to the visual amenities of the Area of Outstanding Natural Beauty.  

I thus recommend accordingly.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED:  27 JAN 11





TELEPHONE CLLRS:  YES / NO
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