Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/0454/P

	Development Proposed:
	Proposed ground floor extension to existing porch (resubmission) at Lower Greenbank Barn, Whalley Road, Sabden 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	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 ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

English Heritage – The Conversation of Traditional Farm Buildings; A Guide to Good Practice.

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

	The application relates to a semi detached barn conversion on Whalley Road, Sabden within the Forest of Bowland Area of Outstanding Natural Beauty.  At the time of the original conversion, permitted development rights were removed from the property.  

Permission is sought for a single storey extension on the existing lean-to extension allowed at the time of the original conversion scheme (application 3/1999/0440/P).  The existing lean-to extension is set back from the principle elevation of the barn by approximately 2.5m and projects from the gable of the barn by approximately 3.65m.  The proposed extension would bring the extension in line with the principle (front) elevation of the property and would project from the gable of the original barn by the same amount as the existing extension and have a sloping roof to match the existing extension.  

In examining such proposals regard needs to be had to Policies G1, ENV1 and H17 of the Districtwide Local Plan.   

Policy G1 is the general development control policy which stipulates the criteria which the Council will apply in determining all planning applications, namely:

a)
Development should be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

e)
The density, layout and relationship between the buildings is of major importance, particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.  

Policy ENV1 of the plan relates to the landscape and character of the Area of Outstanding Natural Beauty and concerns itself with the protection, conservation and enhancement of the area.  It states development will need to contribute to the conservation of the natural beauty of the landscape.

Policy H17 concerns itself with the design principles to be taken into account in both the original works of conversions of barns to dwellings and any subsequent additions/alterations.  In particular, the policy states:

d)
Extensions and Additions 


Farm buildings are operational structures with a functional simplicity which is part of their appeal … it is important that farm buildings are preserved in their original form without alien urban additions or alterations.

Moreover, the supporting text recognises that alterations to accommodate modern living and working conditions often make conversion difficult if the original character of the building is to be retained.  

On the original permission, application 3/1999/0440/P, for the conversion a number of new openings and the erection of single storey side extensions, simple and unfussy in scale and design, were allowed.  Notwithstanding, this, the origins of the barn are clearly visible on both the front, rear and gable elevations of the building.  The proposed extension, would in my opinion, retain the simple and unfussy appearance that currently exits by following the lean to structure and reducing the amount of glazing on the extension from the previous application.  I note that the extension would be flush with the principal elevation of the barn prior to extension, however, given there are no long range views of the front or rear of the barn given the development of social housing on the site of Greenbank Farm directly adjacent, I do not consider the setting and appearance of the barn would be undermined.  I therefore conclude that the proposed extension would not undermine the character and appearance of this barn and as such, I consider this scheme to comply with the policies of the Local Plan and thus recommend 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 surrounding countryside, nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.
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