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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed single storey extension, garage and modifications to existing dwelling as approved under planning reference 3/2021/0670.

	Site Address/Location:
	Loft Shay Farm, Clitheroe Road, Ribchester. PR3 2YQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Ribchester Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	No objections to the proposal.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Key Statement EN2 – Landscape 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH4 - The Conversion Of Barns And Other Buildings To Dwellings
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2016/0955:
Conversion of agricultural storage building to one new dwelling (Approved)

3/2021/0670:
Conversion of existing agricultural storage building to form one new dwelling, Previous approval 3/2016/0955. (Approval)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a barn property in Ribchester which has planning permission for conversion to a dwelling, which is not yet implemented or occupied as a dwelling. The barn (once converted) would consist of coursed stone, slate roof tiles and timber doors and windows. The surrounding area comprises a mixture of stone based rural dwellings, farmsteads, agricultural fields and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey extension and detached garage. The original proposal included a timber cladded single storey flat roof wrap-around extension and detached garage comprising a lean-to roof and steel roller door. 

It was conveyed to the applicant that the original proposal would more than likely have not been supported due to its design and choice of materials being largely incongruous with the traditional features of the converted barn. Following this, the applicant has since submitted a revised proposal.


	Principle of development:

Planning consent for residential conversion of the barn was granted in September 2021 however to date this conversion has not been fully implemented. It is noted that the current proposal has been submitted in the context of an addition to an existing residential property however given the infancy of the consent relating to the conversion of the barn it is considered that the current proposal should be subject to the same criteria used in determining the original consent for residential conversion of the barn. 

Policy DMG2 states that: 

‘Within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.’

Furthermore; in the AONB:

‘The most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build. Development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting.’

With regards to the conversion of barns and other buildings to dwellings, Policy DMH4 states that: 

‘The building to be converted must be of a sufficient size to provide necessary living accommodation without the need for further extensions’.

The works proposed in the previous consent relating to the residential conversion of the barn largely related to internal works, with no significant increases in footprint or major external alterations proposed to convert the barn into a habitable residential dwelling. This is evidenced in the report from the previous consent which states ‘it is considered that the level of works proposed (including the replacement of the modern profile sheet roof) is acceptable.’ 

Furthermore, the proposed creation of an area of hardstanding to accommodate a simple parking arrangement for two vehicles was also deemed to be acceptable by the LHA. Accordingly, the proposed works relating to the original consent are deemed to have been in accordance with Policy DMH4 in as much that these works would have been wholly substantial for the purposes of converting the barn into a residential dwelling without the need for any additional extensions or significant alterations to the original building.

Conversely, the current proposal involves the addition of a single storey lean-to extension which would serve as an additional en-suite bedroom with its footprint measuring roughly one third the size of the original barn. It should also be noted that a considerably larger wrap-around extension was originally proposed as part of the application. Furthermore, the proposal includes the addition of a large detached garage with a footprint of roughly half the size of the existing barn. The plans submitted also indicate that the proposed garage would contain an additional bathroom.

Accordingly, it is considered that the current proposal would be unacceptable on the basis of the stipulations outlined in Policy DMH4 in as much that the proposed extension, detached garage and additional living facilities would constitute additions beyond what is considered reasonably necessary to facilitate residential conversion of the barn.


	Residential Amenity:

The bi-folding doors and windows proposed for the Northern elevations of the extension would face towards open fields away from the nearest neighbouring properties therefore the proposed works would not compromise the privacy of any neighbouring residents.

The detached garage would be sited approximately 10 metres away to the North-east of the nearest neighbouring property with the proposed lean-to extension facing away from the nearest neighbouring properties on the North-western side of the dwelling therefore it is not considered that the proposed works would lead to any overshadowing or loss of outlook for any neighbouring residents.


	Visual Amenity / Landscape:

The proposed extension would consist of a lean-to design with its eaves and roof pitch set below the eaves and roof pitch of the host dwelling with its front elevation set back from the front elevation of the converted barn. The detached garage would be a noticeably larger structure in terms of its height and footprint and would incorporate cladding on its external elevations. 

As such, the lean-to extension would not appear overly dominant however when viewed in conjunction with the considerably larger detached cladded garage, the collective visual impact of the proposed works would be significant enough in terms of their massing to dominate the existing building which in turn would be harmful to the historic character of the barn. It is noted that some buildings are to be removed to make room for the garage however these are functional agricultural buildings and it is not considered that their removal would be justifiable for the purposes of implementing the proposed works. 

Historic England guidance on adapting traditional farm buildings states that:

‘Extensions and new buildings should be subordinate in scale and relate to the massing and character of the existing farmstead group’.  

Furthermore, with regards to development within the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that development should ‘be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials’ however given the scale and massing of the proposed works, it is considered that the proposed extension and garage would be over dominant additions to the existing building which in turn would ultimately be of detriment to the historic character of the barn and inherent character of the surrounding landscape.


	Ecology: 

No ecological constraints were identified in relation to the proposal. 


	Highways: 

A request for further information relating to the proposed diversion of a PROW running through the proposal site was initially made by the LHA. The applicant has since responded with a revised Site Plan showing a proposed location for the link between the diverted path and existing PROW in line with the recommendations provided by the LHA. As such, it is not considered that the proposed works would have any undue impact upon pedestrian or highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not have any undue impact upon residential amenity for any neighbouring residents however given the nature of the proposed works in relation to the existing status of the barn it is considered that the proposal would be unacceptable by virtue of its failure to accord with the guidance outlined within Policy DMH4 of the Ribble Borough Valley Core Strategy. 

Furthermore, it is considered that the collective visual impact of the proposed works would be harmful to the historic character of the barn and visual amenities of the immediate and wider area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


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

	01
	The proposed lean-to extension to the barn and detached garage, by virtue of their scale and massing, would result in the introduction of an over dominant form of development that fails to respond positively to the historic character of the barn, being of detriment to the character and visual amenities of the surrounding landscape. Furthermore, the proposal would go beyond what is considered reasonably necessary to facilitate conversion of the barn, resulting in a significant increase in scale being contrary to the aims of Policies DMH4, DMG2 and Key Statement EN2 of the Ribble Valley Core Strategy.
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