
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB/EL

	Application No: 
	3/2013/0027/P

	Development Proposed:
	Proposed alteration to windows on west elevation of existing dwelling, conversion of attached garage/utility to entrance hall/utility, new windows to north elevation of attached garage, replacement of existing garage door with oak framed entrance and additional velux windows at Greenbanks Barn, Moorside Lane, Wiswell BB7 9DB

	CONSULTATIONS: Parish/Town Council

	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:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H17 - Building Conversions - Design Matters.

Wiswell Conservation Area Appraisal.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings.

National Planning Policy Framework

Achieving Sustainable Development 

Section 12, Conserving and Enhancing the Historic Environment.

Other National Planning Policies

The Conversion of Traditional Farm Buildings A Guide to Good Practice - English Heritage



	POLICY REASONS FOR REFUSAL:

	DWLP – G1, ENV16, H17 & Submission Draft C.S DMG1, DME4 and DMH4 – detrimental to character and appearance of the barn conversion and Wiswell Conservation Area.

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

	Permission is sought for various alterations to a former barn conversion situated above Pendleton Road opposite the junction of Cunliffe Lane, Wiswell.  The barn is located within Wiswell Conservation Area and is identified as a Building of Townscape Merit within the associated Appraisal.  Public right of way No 11 in the Parish of Wiswell runs along Moorside Lane which enables views of the barns front and gable elevations and the main road enables clear views of both the gables and the rear elevation.  

The alterations proposed include increasing the size of two windows on the west roadside elevation, the insertion of a window on the same roadside elevation but on the existing single storey lean-to, the insertion of an additional roof lights on the east (front) elevation and the replacement of the existing garage door and timber cladding with glazing and a door and two windows.  The insertion of two windows and a roof light will alter the north/gable elevation of the dwelling on the lean-to extension.  

The townscape appraisal map for the Wiswell Conservation Area identifies a number of unlisted buildings that have been judged as making a positive contribution to the character and appearance of the Conservation Area by virtue of their scale, style and materials, known as Buildings of Townscape Merit.  Greenbanks Barn is specifically referred to within the appraisal and is described as a “19th century rubble barn with slate roof”.  Positive features of the Wiswell Conservation Area are the historic character of the village, which largely preserves its mid 19th century appearance and the sensitive modernisation or conservation of historic properties.  A threat to the Conservation Area is the continuing loss of original architectural details and the use of inappropriate modern materials or details.  

The elevations most readily seen from the public realm are those which are seen from Pendleton Road, the north west and south west elevations.  The most part of the south east elevation is visible from Moorside Lane.  Policy H17 of the Local Plan and Policy DMH4 of the Regulation 22 Submission Draft Core Strategy states ‘traditional farm buildings should remain looking unaltered and remain looking like farm buildings after conversion.’  Notably, at the time of the original conversion (application 3/1998/0515/P) the officer’s report stated that no new window openings were proposed in the elevation fronting Pendleton Road, the windows to be altered on this elevation are therefore original.  It is considered that the works proposed and insertion of a window in the lean-to would domesticate the appearance of this barn conversion and disrupt the solid to void ratios which currently exist to the detriment of its character and appearance.  The introduction of two windows and a roof light on the gable elevation of the barn would be highly prominent from the public realm and detract significantly from the current unadorned elevation and roofscape to the detriment of the visual amenities of the barn conversion, street scene and Conservation Area.   With regards to the change to the front elevation of the existing lean-to garage, I also consider this would detract from the barn’s appearance, again disregarding the barns solid to void ratio and by appearing overly domestic.  

Therefore, having regard to all the above factors, I consider that the scheme submitted should be resisted in the interests of safeguarding the character and appearance of the barn conversion and the heritage significance of the Conservation Area.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 29 January 2013
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