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	Date Inspected:
	
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed sliding doors to rear barn facade, to create an open plan kitchen/dining.

	Site Address/Location:
	Meadowside Barn, Whalley Road, Wilpshire BB1 9LN

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	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
National Planning Policy Guidance

	RELEVANT PLANNING HISTORY:

3/1998/0386 - Detached garage (resubmission). Approved with conditions.

3/1998/0118 - Detached garage and front porch. Refused.

3/1992/0591 - Alterations to barn to form dwelling & single storey side extension (resubmission). Approved with conditions.



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the installation of sliding doors to the rear of Meadowside Barn, Whalley Road, Wilpshire to create an open plan kitchen/diner. Consent was granted by planning permission 3/1992/0591 for the conversion of a stone barn to a dwelling. The dwelling, which is now named Meadowside Barn, lies outside but on the edge of the settlement of Wilpshire.
The application proposes to introduce a large glazed opening on the rear (north) elevation at ground floor level. The sliding door frames would be constructed from timber or aluminium.

	Observations/Consideration of Matters Raised/Conclusion:

The main issues with this application relate to the impact on the host building. In determining applications for extensions to farm buildings, special care needs to be afforded to the design and to the impact on the original building. These buildings were operational structures with a functional simplicity which is part of this property’s character and intrinsic value. 
Outline permission was granted in 1989 (3/1989/0021) for the conversion of the barn and then a further application detailing the works was approved in 1992 (3/1992/0591). It is noted that prior to the approved scheme permission was refused for extensions and alterations that were considered unsympathetic to the original character of the barn and that an application for a porch extension was refused in 1998 (3/1998/0118) as it was considered to be an urban feature, detracting from the original features and form of the barn. However, the application building has undergone change during and since its conversion. This includes the erection of a single-storey extension under a cat-slide roof, insertion of window new openings and the erection of a detached garage.

It is noted that the applicant sought pre-application advice for the erection of a single storey extension on the north elevation of the building in September 2017. The pre-application response, dated 4 October 2017, was not favourable. As such, the applicant sought to amend the scheme seeking advice on the introduction of a glazed opening in the gable (north) elevation of the barn. The Council’s email response, dated 13 December 2017, explained that the simple and functional appearance of the application building had been eroded during its conversion and other alterations had also taken place. As such, on balance the proposals would result in no greater harm to the character of the building than the changes that have already taken place.
Generally the introduction of large areas of domestic-style glazing on farm buildings is unacceptable, However, whilst the introduction of an expanse of glazing at ground floor on the original north-facing elevation of the building would be to some degree at odds with the nature of the building, it would not detract from its inherent character so as to justify refusal of the application in this case. There would be a requirement for details of the new opening to be submitted to the LPA prior to installation to ensure the works are sympathetic to the building’s appearance. This includes a stone head and sill for the opening, timber window frames and sectional drawings to ensure the glazing is set back in the masonry opening.
Having regard to the above, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


