
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: JM/EL

	Application No: 
	3/2011/0674/P

	Development Proposed:
	Revised details of conversion of barn to dwelling, erection of garage, plant room and driveway and garden at Raike Foot Farm, Thornley Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeological Section) – considers that it should be minded to approve the scheme and that a condition should be imposed to require an archaeological record of the building.  



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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.

NPPF.



	POLICY REASONS FOR REFUSAL:

	The proposal given the extent of rebuild  would be tantamount to a new dwelling and as such be contrary to policies H16 and ENV1 of the Districtwide Local Plan and paragraph 55 of the NPPF.  The extent of alterations would result in visual detriment contrary policies ENV1`, H17 of Districtwide Local Plan and guidance in NPPF, paragraph 135.



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

	This is a resubmission of a previously approved that seeks consent for the conversion of a stone barn to dwelling as well as the erection of a garage.  The proposal also involves the creation of a previously approved lean-to extension as well as a boiler room extension on the north facing rear elevation.  In relation to the differences between the previously approved scheme submitted under application 3/2010/1022, the main change relates to the extension for a plant room on the northern elevation and as well as the change in structural condition of the building.  Since the consent issued in January 2011, the barn has been the subject of further deterioration and will need to have significant elements of the building rebuilt for conversion purposes.  The Council’s building inspector has inspected the building and it is clear from his submitted report that there would be a need for significant rebuild in the regions of between 40-50%.  I am of the opinion that this issue would no longer mean that the building is capable of conversion and that this, coupled with the additional extensions, would not make it compliant with the Council’s Policy H16 of the Districtwide Local Plan and its supporting document in relation to conversion assessments.  I am aware of the previous consent and it is evident that the structural condition has resulted in it being no longer possible to implement the previous consent as a conversion.  Furthermore, it is considered that the additional plant room which is to be located on part of an elevation that remains relatively unaltered, would further add to the visual detriment of the main building.  I am mindful of advice contained in NPPF, paragraph 55, which advises that development with disused buildings could be considered appropriate but I consider that this is no longer a reuse of a rural building, but in essence the creation of a new dwelling in an unsustainable location given its relative isolation in the Area of Outstanding Natural Beauty.  As such, I consider that this is contrary to paragraph 55 as it will be an isolated house in the countryside and that there is no specific or special circumstance to grant such a building if it is now to be interpreted as a new dwelling rather than a conversion.  

It is recognised that rural buildings such as former agricultural barns, can be termed as non designated heritage asset and care should be taken into account in determining the application.  It is consistent with advice in paragraph 135 of NPPF and in some instances, modest alterations can create harm to the significance of heritage assets.  It is considered that the additional plant room on the north elevation would create a further imbalance to that elevation and involve an additional building which would result in a jarring element on that elevation and create imbalance to what is a plain undisturbed elevation. The proposal also includes a detached garage which although mindful of the previous approval would still add to the built form of the locality. 

To conclude, I consider that as a result of the structural condition of the building, the proposal is now tantamount to a new dwelling in the open countryside without any specific justification and as such ought to be resisted .The various alterations to the main building as well as the double garage within the curtilage would create loss of character and harm to the visual detriment of the building and its setting and ought to be resisted.   



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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