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	Date Inspected:
	
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Demolition of single storey outbuildings located to the west of Unit 2 and to the north of Unit 1 and construction of replacement garage and new single storey office building to be associated with Unit 1; changes to external openings on Units 1 and 2; new single storey extension to Unit 1;  new stabling for horses and manege for private use located to the south west of the residential units associated with Unit 2.

	Site Address/Location:
	Higher Boyce Farm, Stoneygate Lane Ribchester 

	


	CONSULTATIONS: 
	Parish Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections  but have a number of concerns regarding possible intensification of usage  due tom the introduction of stabling and manage area. Request that this should be restricted for private and domestic purposes.

	LCC  Archaeology:
	

	Do not consider  any justification for any formal archaeological work

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets
Policy DMH4 – Conversion Of Barns
National Planning Policy Framework (NPPF)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

Consent is sought for the conversion of a stone barn and outbuilding to form 2 dwellings. Permission was granted under 3/2017/0012 for conversion of barn to 2 dwellings. The changes relate to elevational changes with the addition of a  new opening, single storey flat roof extension, detached double garage and a stabling and manage area to the rear of the site. The scheme also involves partial demolition of existing structures.


	Site Location/Address:

The application is situated in the open countryside on the outskirts of Ribchester and adjacent to a farmhouse and in close proximity to a small residential estate Eastgate. Access is off a farm track  from Stoneygate lane.


	

	Principle of Development:

The principle of this development relates to the conversion policies and I am satisfied that subject to detailed design the property is located in a group of buildings and would be compliant with the conversion of a former agricultural buildings policy.


	Impact Upon Residential Amenity: 

Limited impact to the occupiers of the adjacent dwelling but there is sufficient privacy distance. The proposal would have an impact on the future occupiers of Unit 2 due to overlooking caused by the proposed extension to the building shown as Unit 1.


	Visual Amenity/External Appearance:

The proposal has been subject of pre application advice and concern was expressed regarding the alterations and in particular the single storey flat roof extension to Unit 2. Policy DMH4 in relation to conversion of barns to dwellings requires that the building should be capable of conversion without the need for further extensions and alterations that would harm the character of the building. The previous permission limited the amount of new build and changes to the building whereas this scheme introduces additional window openings , outbuildings as well as a flat roof extension to one of the Barns that would all contribute to having a harmful visual impact on the existing building and the wider environment.

The proposed extension to Unit 1 would be seen as a discordant element to the main barn due to its design and materials and would have a harmful impact on the character of the existing building. The addition of a further first floor bedroom window would introduce additional glazing elements which would have a harmful visual impact on the building to the detriment to the character of the existing building.

	Landscape/Ecology:

In relation to landscaping the garden area is relatively modest and would be screened by existing outbuildings, the adjacent farmhouse as well as the proposed parking areas. A bat survey does not conclude presence of bats but given its location I consider it would be beneficial to require the provision of bat boxes. 

	Highway
The scheme subject to the imposition of conditions would not be to the detriment of highway safety.

	

	RECOMMENDATION:
	That conditional planning permission be refused


