Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0109/P

	Development Proposed:
	Repositioning and replacement of existing roof lights to rear roofslope of The Barn, Dean Top, Whalley Road, Simonstone, BB12 7HN.

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development within Open Countryside

Policy ENV4 – Green Belt

Policy ENV24 – Renewable Energy

Policy ENV25 - Renewable Energy

Policy H17 - Building Conversions - Design Matters

The Conversion of Traditional Farm Building:  A Guide to Good Practice – English Heritage

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

	The application relates to a former barn conversion which forms a group of five properties at Dean Top, east of Simonstone within the Green Belt, which are served by an access lane off the southern side of the A671 Whalley Road. 

This application is a resubmission of planning application 3/2011/0627/P which was refused for the following reason:

“The proposal is considered contrary to the provisions of Policies G1, ENV3 and H17 of the Districtwide Local Plan by virtue of an increase in the number of rooflights, their size and position, plus the cumulative impact of further additions to the roof is unsympathetic to the building's historic fabric, its character and appearance.  Approval would thus be detrimental to the building itself and its setting”.

This application seeks to address the reason for refusal and permission is now sought to replace just the two large rectangular rooflights positioned centrally on the catslide roof of this former barn with two smaller rooflights measuring 1.34m x 9.8m, and forgo the additional rooflights (as previously submitted).
 

This former barn conversion is by its character, appearance, siting and former use a heritage asset. The existing large rectangular rooflights detract significantly from the catslide roof and as a result the proposal to reduce the size of these central rooflights and their repositioning to create a larger gap between them.  Policy H17 of the DWLP and the English Heritage Historic Environment Planning Practice Guide recognises that unadorned roofslopes tend to be a dominant feature of traditional farm buildings that should be preserved.  Whislt I consider that the existing rooflights detract from the character and appearance of this former barn, I am of the opinion that these proposals go some way in readdressing the damage which has historically occurred at this property by visually improving the appearance of this rear roofslope by reducing their dominance on this roof.

Overall, given that these will replace existing larger rooflights, and provided they will be flush with the existing roofslope (which will be controlled by condition) it would be unreasonable to refuse the application, I thus recommend the application accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the property, a former barn conversion, and or surrounding countryside.

	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 














