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	Date Inspected:
	28th November 2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Replacement of existing windows and doors with new powder-coated, aluminium doors and windows.

	Site Address/Location:
	Talbot House, Northcote Road, Langho

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH4 – The Conversion of Barns and other Buildings to Dwellings

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to a detached stone-built former barn that has been converted into a residential dwelling directly adjacent to the complex of buildings associated with former agricultural holding Hillock Farm. The site is located to the south-western side of Northcote Road, just over 180 metres south-east of the main settlement of Old Langho / Brockhall Village.  

	Proposed Development:

Consent is sought to replace all of the existing windows at the property (which currently comprises of a mix of timber and white upvc) with black powder coated aluminium slim line frames.

	Relevant Planning History:

N/A

	Impact Upon Residential Amenity:
As the proposal only relates to the replacement of the existing glazing and frames and not the addition of any new windows the proposal would have no impact upon the amenity of neighbouring residents.

	Visual Amenity/External Appearance:

Policy DMH4 refers specifically to conversion schemes but the design principles are of equal relevance to the submission of schemes after the initial conversion works have been carried out. It was apparent from my site visit and upon reviewing the planning history of the site that the original conversion resulted in a considerable amount of new openings to the barn and the replacement of the original cart entrance with a faux arched opening to the front (north-west) elevation (Appn. 3/1988/0386) with an attached single-storey garage. Subsequent applications has also resulted in a first floor extension above the garage and replacement of the garage door with glazed panels (Appns. 3/1993/0093 & 3/1994/0792), thus resulting in a dwelling which has an overtly domestic appearance. 
The existing white upvc frames to the property I consider to be a negative feature, therefore in my opinion the replacement of all the frames with black powder coated aluminium frames will be a visual improvement. 

As the former barn now has the appearance of a domestic dwelling and the white upvc frames are considered unsympathetic to the appearance of the dwelling I consider that, on balance, the alterations as proposed would not unduly harm the appearance or significance of the building.

	Conclusion:

In conclusion, it is considered that the proposed development would not result in harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted


