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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Single storey extension, external alterations, and conversion of part of garage to games room and office. Resubmission of planning application 3/2021/0371

	Site Address/Location:
	Skirden Hall Barn Wigglesworth Road Slaidburn BD23 4SX

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	LCC HIGHWAYS:
	

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received within the consultation period. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2-Landscape
Policy DMG1 – General Considerations
Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2021/0371 - Single storey extension, external alterations and conversion of part of garage to games room and office. Resubmission of planning application 3/2021/0371. Refused.
3/1992/0222- Double garage and store. Approved with Conditions 
3/1990/0927 - Conversion of barn adjacent to farmhouse to form one dwelling. Approved with Conditions



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application building is a former barn converted to a dwellinghouse. The building is located in the Forest of Bowland AONB close to the settlement of Tosside. The barn is one of a small group of buildings formerly associated with Skirden Hall that are at the end of a 300-metre-long access track.
To the rear of the barn is a large, detached garage that was granted planning consent in 1992.



	Proposed Development for which consent is sought:
Permission is sought for the erection of a single storey lean-to extension on the north-west elevation. The extension would project by 2.8m and would be 9.4m wide. It would fill the existing gap between the main house and garage to provide internal access between the two buildings. The extension would be faced with natural stone and slate. It is also proposed to alter the treatment of the traditional cart door opening on the south-east elevation by extending the internal living space into the covered entranceway and installing glazing.
Furthermore, the application proposes alterations to the existing garage building. The building provides garaging and a workshop/store and has two garage door openings on its front elevation. The building has a raised eaves height and the applicant seeks permission to introduce a first floor. At ground floor, the building is proposed to retain garaging but would utilise the remainder to provide a games room. An internal staircase would be installed to provide access to two office rooms in the roof space.

External changes to the garage including stoning up of one existing garage door opening, two new Velux roof lights and first floor windows in each gable end.


	Impact Upon Residential Amenity:

There would be no adverse impact on the nearest neighbouring occupants.


	Visual Amenity/External Appearance:
Ribble Valley Core Strategy Policy DMG1 states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  
The barn has not undergone any changes since its original conversion and still retains its inherent agricultural character. Therefore, the main consideration in determining this application is the impact of the proposals on the character and appearance of the building.
Historic England’s guidelines for ‘Adapting Traditional Farm Buildings’ states that ‘Overtly domestic extensions such as porches and conservatories are alien in character and can rarely work successfully within the context of historic farm buildings. However, a carefully designed extension or new structure might be considered alongside a farm building if this will safeguard the significance of the main structure’.
The proposed alterations to the cart door raise no significant concerns subject to the glazed element being set back sufficiently in the masonry.
Alterations to the garage building are generally considered to be acceptable and would not result in any additional visual harm. However, it is recommended that the proposed window openings in the gables of the building are reduced in size. They would be required to have stone surrounds and timber window frames to ensure an acceptable appearance. The two proposed roof lights would be required to be conservation style with a flush fitting.

The remaining garage space should also be safeguarded and remain available for the parking of motor vehicles to reduce pressure for additional forecourt parking which can impact negatively of the buildings character as a former agricultural building.
The proposed extension has been amended from the previously refused scheme to reduce the amount of glazing to better reflect the solid to void ratio of the main barn. However, there remain concerns relating to the form of the extension which appears as a domestic addition and would extend across much of the width of the building’s frontage obscuring its principal elevation. Furthermore, the proposed link to the detached garage would be harmful to the barn’s original plan form and the understanding of the buildings inherent history and character. Whilst alternative options have been suggested, the applicant has requested that the application be determined as submitted.



	Observations/Consideration of Matters Raised/Conclusion:

No objections have been raised by the County Highways Officer. 
The proposals would require breaking into the roof space of the existing garage. It is noted that the previous planning application (as well as the current application) was not accompanied by a Bat Survey Report and therefore the impact of the development on bats has not been determined.

Taking the above into account, the proposed single storey extension would result in an unsympathetic addition to a converted barn and would be injurious to its appearance and inherent character contrary to policies DMG1 and Policy DMH5.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed development, by virtue of its design and appearance, would result in an unsympathetic and discordant addition that would be harmful to the character and appearance of the host building contrary to policies DMG1 and Policy DMH5 of the Ribble Valley Core Strategy.


	02
	Insufficient evidence has been submitted to assess the potential impact of the development on protected species, namely bats. In the absence of such information therefore, the likelihood that the proposed works will cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats cannot be determined.




