Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0212/P

	Development Proposed:
	The addition of Velux windows to the ground floor living room at Withinreap Barn, Moss Side Lane, Thornley, Preston, PR3 2ND.

	CONSULTATIONS: Parish/Town Council

	Thornley with Wheatley Parish Council - No comments or observations received within the 21 day statutory consultation period or by the date of determination.

	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 – Open Countryside

Policy H17 – Building Conversions – Design Matters.

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

	This application relates to a the southern end of a barn conversion within a complex of other converted farm buildings located 0.9 miles north of the main settlement of Longridge within an area of designated Open Countryside by the Districtwide Local Plan (DWLP).

Permission is sought to insert two rooflights in the rear roofslope of the western end of the barn known as Withinreap Barn measuring 1.2m x 0.9m each.  Adjoining this barn is a barn, recently converted, which forms part of the original farmhouse, which is attached, at the eastern end of the property.

In assessing this application it is important to have regard to Policy H17 of the Local Plan but also to what permissions have been granted on adjoining properties.  Policy H17 recognises that the roofs of barns tend to be the most important feature of a traditional farm building ‘seen at distance they tend to dominate elevations’.  

With the exception of one rooflight and a chimney stack, the roof on this section of the barn is still in tact.  The DWLP states: 

               “Large unbroken roof slopes are a characteristic within the Borough which should be respected”

When viewed from the Footpath at the rear, the roof is the dominant feature of the former barn.  Notwithstanding this, it is important to have regard to the works which have recently been implemented on the adjoining barn and farmhouse.  4 rooflights have been inserted to the rooflsope of the barn adjacent which shares part of the traditional catslide roof.  These rooflights are recessed with black frames. Although these rooflights interrupt the simplicity of this barn roof, their impact has been significantly reduced because they are recessed and have dark frames to blend with the slate roof. 

The description of development was initially as follows: “The addition of Velux windows to the ground floor living room.  Windows to be selected to match, as far as possible, existing Velux windows to first floor”. I consider that the existing rooflight that projects above the roofslope visually jars with the barn roof.  I therefore consider that the standard rooflight condition for conversions requiring them to be of the conservation style, i.e. recessed, should be used.  This type of rooflight will also match those which exist on the other half of the catslide roof belonging to the adjoining barn, and would therefore provide a uniform appearance, which would be make the scheme acceptable.

Overall, it is considered that the majority of the roofslope to the barn will remain unaltered, thus a positive feature of this traditional farm building will be retained.  It is therefore considered that the scheme would not prove significantly detrimental to the visual amenity of the barn itself or this area of Open Countryside as viewed from the public footpath to the rear of the property as such the application is recommended accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.
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