
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/MN

	Application No: 
	3/2004/0630/P

	Development Proposed:
	DETACHED OUTBUILDING COMPRISING GROUND FLOOR GARAGE, WORKSHOP AND WOOD STORE AND FIRST FLOOR STORAGE AREA AT STUBBINS FARM, HOTHERSALL LANE, HOTHERSALL

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	One letter has been received which is generally supportive of the proposal as it is considered it would be a visual improvement on the existing outbuildings at the rear.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5 and ENV3 – Adverse visual impact on character of open countryside.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application details a detached two storey garage and storage building adjacent to Stubbins Farm, Hothersall, in an area of open countryside as defined by the Districtwide Local Plan.  The overall maximum dimensions are approximately 10.9m x 6.8m x 4.4m to eaves and 6.8m to the ridge.  A wood store would be attached upon the eastern gable end of the building, the dimensions of which are approximately 5.8m x 1.8m x 3.5m to the pitch.  The ground floor would provide a double garage and workshop with storage area at first floor level.  As part of the application, the detached barn and outbuildings at the rear of the farm would be demolished.  A section of established hedgerow would be removed in order to facilitate adequate access to the garage. 

A public footpath runs immediately adjacent to the site which links Hothersall Lane with Alston Lane to the west.  From here there would be clear views of the building, the scale and massing of which is considerable.  The proposal seems unnecessarily large for the purposes required, particularly with regard to height and is larger than many dwellings in the area; the introduction of a building of this size in this area would be harmful to the visual amenities of the area.  This would result in a dominant building incurring into the open countryside setting and would be especially prominent given the proximity to the public footpath.  Policy G5 of the Local Plan advises that development in the open countryside and greenbelt should be for small scale uses appropriate to a rural area; I would contend that this building is clearly not small scale, especially since it is almost as large as the farmhouse itself.  The loss of hedgerow would exacerbate the visual impact.

It has been argued that the proposal would be a visual improvement on the existing detached barn, which would be demolished.  However, this is an established building of traditional appearance which blends with its surroundings and, indeed, is virtually hidden from view at the rear of the farmhouse.

It is for the above reasons that I consider the visual impact of the proposal is unacceptable having regard to established plan policy.  I, therefore, believe that the application should be resisted accordingly.

 

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21 JULY 2004 





TELEPHONE CLLRS:  YES / NO


DATE:














