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	Date Inspected:
	19/4/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Formation of new window openings in existing dwelling.

	Site Address/Location:
	Fields Farm Barn Back Lane Chipping PR3 2QA    

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the imposition of planning conditions

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape

Policy DMG1: General Considerations
Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

3/2001/0148:

Conversion Of Redundant Agricultural Barn Into Single Dwelling (Listed Building Consent). (PD Removed). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a converted barn within an area of defined open countryside and Forest of Bowland AONB. The barn was once attached to the farmhouse of ‘Fields Farm’ and now both exist as two residential dwellings and their agricultural use has now ended. 
The barn is faced with random stone, slate roof and timber windows and doors surrounded by stone lintels and sills. 

	Proposed Development for which consent is sought:

Consent is sought for the insertion of two new window openings to the principal elevation and one new window detail also to the front elevation. Further roof lights are proposed to be inserted in the side elevation roof slopes. 

	Impact upon Listed Building(s) and Setting:

Originally, the barn was related to Fields Farm prior to its conversion in 2001. This farm is currently a Grade 2 listed building and as a result the barn was also listed prior to its conversion.  Nonetheless, the proposals are not considered to impact the setting or character of the existing farmhouse as the two properties are relatively detached and the insertion of windows are located on an elevation that would not face each other. 

	Impact Upon Residential Amenity:

As the proposals are mainly to the front elevation, it is not considered to cause any overlooking or loss of privacy as there are no neighbouring properties nearby or to the front which could be affected. The nearest property is to the side and is set back from the application property and therefore would not be impacted on. 

	Visual Amenity/External Appearance:

As a general rule, farm buildings are characterised by few openings (in the form of windows and doors) and it is considered that any proposals should maximise the use of existing openings without changing their size and limiting the formation of new openings.  Therefore, great care needs to be given to window placing and design and domestic style windows should be avoided. There should also be a balance of glazing to solid nature.

With reference to this particular proposal, it has been noted that the window insertions are relatively symmetrical in appearance to match with the existing windows in terms of their shape and size. Nonetheless, the introduction of new symmetrical/balanced windows would create a domestic approach that is uncharacteristic to its existing traditional barn features. Whilst it is acknowledged that there are several opening at present (particularly to the front elevation) it is considered that these openings are sufficient to still keep its traditional features (and were approved as such in 1996) and consequently any further openings would be excessive and cause an imbalance to the property.

 With reference to the larger glazed opening (to the side) particularly, this element of the proposal would disrupt the solid to void ratio which currently exists and an approval of this nature would be of detriment to its character and appearance of the property.
As per the Forest of Bowland Landscape Character Assessment – ‘modernisation of farmsteads using non-local building materials which are intrusive to local vernacular style’ is harmful to the distinctiveness of the Forest of Bowland AONB. It is considered that the insertion of modern glazed style windows would be inappropriate and would detract from the traditional features of the barn and cause harm to the rural nature of the Forest of Bowland AONB. Furthermore, there would be increased visibility of the principal elevation when light emanating from the glazed elements would make the principal elevation prominent feature which would cause harm to the rural character of the Forest of Bowland AONB. In addition, a public footpath runs to the front and side of the property and it is considered that the proposed window insertions would affect the views looking towards the property and would create a suburban impact on a current agricultural rural setting.

Overall, the design, scale and size of the new openings fail to reflect the character of the existing building which is still recognisable as a former agricultural building. The proposed insertion of large glazed windows would be an urban addition that would be unsympathetic to the rural character of the host building. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed new windows would be out of character to the original, traditional building and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be refused.


