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	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Proposed additional front roof dormer; replacement front and rear roof dormers; new velux roof windows; replace rendering with matching stonework; repair to slate roof; new doors and windows and internal alterations

	Site Address/Location:
	Swallow Barn Whalley Road Pendleton BB7 1PP

	

	CONSULTATIONS: 
	Parish/Town Council

	Pendleton – No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DME4: Protecting Heritage Assets 
Policy DMH4: The Conversion of Barns and Other Buildings to Dwellings 
Policy DMH5: Residential and Curtilage Extensions 


	Relevant Planning History:
82/ 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is a dwelling formerly a barn which was converted in the early 1980s. It is attached to another dwelling and is located in a secluded position at the end of a private road off Whalley Road, Pendleton. 

	Proposed Development for which consent is sought:
The application seeks consent for additional front roof dormer; replacement front and rear roof dormers; new velux roof windows; replace rendering with matching stonework; repair to slate roof; new doors and windows and internal alterations.

	Principle of Development:
In terms of Policies DMG1 and DMH5, the extension of alteration of an existing dwelling in the open countryside is acceptable in principle, subject to an assessment of design, impact on residential amenity and any associated highway safety issues. 

However, this property is a barn conversion and policy DMH4 outlines specifically the criteria in which the conversion of barns is deemed acceptable; the building should not be isolated in the landscape, the materials and character of the building must be worthy of retention, the building must be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alteration, which would adversely affect the character or appearance of the building. 

This premise would apply to future alterations to barn conversions and great care should be taken to ensure that the rural character and any traditional features are retained. The application property, formally an agricultural barn appears on the 1840s maps and could be considered to be a non-designated heritage asset, however it should be noted that when planning permission was granted for the conversion of the barn in 1982 this included the addition of 3 dormers which are an unusual design and several large window openings as well as rendered areas to the rear elevation. Therefore, the linear form and small windows openings which are characteristic of traditional stone barns have been lost and it now has a domestic appearance. 

	Residential Amenity:
The proposed alterations will largely be carried out within the parameters of the existing building will not introduce any new windows that would directly overlook the nearest adjacent property. There are no concerns raised with respect to residential amenity. 

	Visual Amenity:
As aforementioned the property has lost much of its character due to the addition of dormers and new openings when it was originally converted. 
Therefore; whilst dormers and new openings would not be appropriate for many converted rural buildings in this case given that the traditional linear form of the building has been lost the proposal is considered acceptable. 
The removal of the pitched clad dormers and replacement with more sympathetic dormers with stone construction and the introduction of a new central one will balance the roof. It is felt that the proposal will improve the appearance of the building and whilst it will not reinstate the unbroken roofline it will go some way to mitigating the previous unsympathetic additions. 
The removal of render and reinstatement of stone to the rear elevation will improve the appearance of this side of the building and the new opening to the gable elevation will follow the lines of the building and have a limited visual impact. 
The new rooflights are also considered acceptable providing they are a conservation style, flush with or slightly recessed within the roof. Repairs to the slate roof are also incorporated within the works to the roof.
New dark coloured uPVC windows and doors are proposed which are not considered to detract from the building. 

Due the particular circumstances regarding the historic alterations to this building the proposal is considered acceptable in terms of visual impact and accords with policies DMG1, DMH4 and DMH5.

	Highways:
The property has a large parking area to the front and the proposal will not affect this. As such there are no highway safety issues raised. 

	Observations/Consideration of Matters Raised/Conclusion:
For the specific reasons above the proposed alterations to this dwelling are considered justified and therefore it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent is granted. 
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