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	Development Description:
	Variation of Condition 3 (Plans) of planning application 3/2021/0670. To amend the internal layout from 4 bedrooms to 3 bedrooms.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	Ribchester Parish Council consulted by email on 6/5/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	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
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1022:
Proposed single storey extension, garage and modifications to existing dwelling as approved under planning reference 3/2021/0670 (Refused)
3/2021/0670:

Conversion of existing agricultural storage building to form one new dwelling, Previous approval 3/2016/0955 (Approved)
3/2019/0513:

Three new two-storey, five-bedroom dwellings (Refused)
3/2016/0955:

Conversion of agricultural storage building to one new dwelling (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a barn 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:

Planning consent was granted as part of application 3/2021/1166 for the construction of a single storey side and rear extension and garage conversion to form additional living accommodation.
Consent is sought to make the following variations to the above approved development:
South-West elevation (front)
· X 2 additional roof lights (roof light configuration altered)

· Window replaced with oak door

· Cart entry framing configuration altered

· Block wall replaced with stone
North-east elevation (rear)
· X 2 additional roof lights (roof light configuration altered)

· Addition of flue

· Cart entry framing configuration altered

· X 8 slot windows removed
South-east elevation
· x 3 slot windows removed (slit configuration altered)

· Open sealed door removed
North-west elevation
· Slot window configuration altered

· Open sealed door replaced with timber window with stone sill

· Open sealed door replaced with timber door with glazed panel

The applicant has stated that the proposed alterations would allow additional daylight into the property and the opportunity to utilise the barn’s internal space. Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/0670 with revised plans submitted as part of this S73 application. 



	Impact Upon Residential Amenity:

The proposed alterations include the incorporation of a new window and two new doors, all of which would be sited in door and window openings approved under the original consent. Furthermore, the proposed alterations would not involve any increase in height or footprint to the dwelling originally approved. Accordingly, it is not considered that the proposed variations sought would be harmful to the amenity of any neighbouring residents.


	Impact Upon Visual Amenity:

The proposed additions to the property’s roof include two additional roof lights to each of the property’s roof planes and the addition of a small flue to the barn’s rear roof plane. The proposed front and rear roof light configurations would be symmetrically configured in square shaped formations to one side of each roof plane and would comprise a conservation style recessed fitting. The proposed flue would comprise a modest vertical protrusion and would be sited below the roof pitch of the barn. The flue and roof lights on the rear roof plane of the barn would not be viewable from within the public realm. The existing roof of the barn primarily consists of corrugated iron with most of its historic roof fabric having been replaced some time ago therefore the existing barn retains little in the way of its traditional roof features. With the above mind, it is considered that the proposed amendments to the property’s roof would be acceptable additions to the originally approved design.
The proposed incorporation of an oak door and additional natural stone to the barn’s front elevation would be in keeping with the timber features of the cart entry to be restored and stone features of the existing barn and as such are considered to be acceptable additions to the approved design.
The replacement doors and windows proposed for the North-western side elevation of the barn would be sited in door and window openings approved under the original consent and would comprise a timber based design to match the other timber based features of the property.
Accordingly, it is not considered that the proposed variations sought would result in any fundamental change to the originally approved development or harm to the character of the host property or visual amenities of the area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variations to the originally approved development would carry a minimal visual impact and would not result in any harm to the amenity of any neighbouring residents.
As such and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to condition 3 be approved.


