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	Date Inspected:
	18/01/2018
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Single storey lean-to conservatory

	Site Address/Location:
	The Barn, Turner Fold, Read BB12 7QZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No observations received.

	

	CONSULTATIONS: 
	Additional Representations.

	No observations received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

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

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

Historic England Good Practice Guidance – The Conversion of Traditional Farm Buildings 

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The Barn at Turner Fold is a former agricultural barn that has been historically used as a site office which was then converted into a dwelling in which PD rights were removed (3/77/0402). The property is within the main settlement of Read to the southern side of Turner Fold. 55 metres to the east of the junction Straits Lane.

	Proposed Development for which consent is sought:

Permission is sought for a glazed lean-to conservatory attached to the southern elevation of the property measuring 6.7m x 3m x 3.3m in height to the ridge. The roof and walls are to be glazed with anthracite powder coated aluminium frames.

	Impact Upon Residential Amenity:

The nearest residential properties to the west and south of the dwelling will be over 19 metres from the proposal. Furthermore, as the conservatory is single-storey and there is a close boarded fence and hedgerow on the common boundary shared with neighbouring properties I consider that any impact of the development upon the amenity of neighbouring residents will be minimal.

	Visual Amenity/External Appearance:

Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses including any impact on landscape character. The simple form of the barn has been largely retained as part of the original conversion scheme and Permitted Development rights was removed to prevent any future inappropriate additions. 
As such, and in my opinion the traditional plan form and character of the building is presently maintained, ensuring that is legibility as a former agricultural building is maintained. Whilst the principle of a proposal of this nature may prove acceptable to a suburban property, due regard should be made to the fact that the extension as proposed is to a converted barn. 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. Farm buildings are operational structures with a functional simplicity which is part of their appeal. These buildings should be preserved in their original form without alien urban additions or alterations. Historic English Guidance ‘The Conversion of Traditional Farm Buildings’ further supports these principles by stating that ‘overtly domestic extensions such as porches and usually conservatories are alien in character and can rarely work successfully within the context of historic farm buildings’ ( pg. 29 ‘Constructing new Additions’).
In my opinion the design and appearance of the conservatory would contribute to complexity and loss of original character. The appearance of the extension will ‘jar’ against, and create visual imbalance to the southern elevation of the dwelling.
The omission of any extensions to the property ensures that its character and in particular the positive features of this traditional building, which in my opinion includes the roof plan and linear plan form of the building is maintained.  The barn in its current form makes a positive contribution to the visual amenity of the locality. By introducing additional built form, which has no relationship with the historic use of this traditional building will dilute the simplistic character of the property as a traditional barn conversion and appear instead as a modern and domesticated property. The extension will undermine its simplistic form, thus losing its integrity and visual appearance as a traditional farm building contrary to the principles of DMH4, DMG1 and DMH5 of the Core Strategy which seeks to ensure that development contributes and enhances the landscape character of the area.

	Conclusion:

Taking into account the above, it is considered, in the interests of protecting the inherent character of this traditional building, I thus recommend the application be refused. 

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	01
	The proposed glazed conservatory to the southern elevation of the property by virtue of the proposed materials, size, design and appearance would detract from and have a detrimental impact upon the visual appearance and character of this traditional former agricultural building contrary to DMG1, DMH4 and DMH5 of the Core Strategy.


