
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2007/0683/P & 0685/P

	Development Proposed:
	Proposed alterations to create a new bedroom and larger entrance hall.  Construction of a new detached garage and garden store off the existing drive and associated external works.  The new garage will provide additional space to keep cars secure and away from the setting of the listed barn conversion at Howgills Barn, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects because

1.
Listed building of some importance. Two quite large extensions already - increasing size by 75% - with proposed double garage the extensions will exceed original build and integrity lost; 

2.
Two garages approved as part of conversion - plans show one used as sitting room. Ample parking - no need for more garages - if build on turning area vehicles unable to enter highway in forward gear;

3.
Garage over elaborate as roof pitch and height as high as barn.  Two roof lights and two windows to rear does not conform with policies or reflect local distinctiveness. Garages may change to further accommodation in future, setting a precedent;

4.
Bear in mind that even minor works, which seem individually of little importance, can be cumulatively very destructive to buildings of special interest.  Barns should remain looking like barns without added additions or large areas of glazing which do not enhance the existing form, or the character and appearance of the building.  Proposals detrimental.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – No archaeological comments to make.

Lancashire County Council (Highways) – (Parish Council's letter attached with consultation) – no objections in principle to the application on road safety grounds.



	CONSULTATIONS: Additional Representations

	None received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Joint Lancashire Structure Plan Policy 21.

Policy G1 – Development Control.

	POLICY REASONS FOR REFUSAL:

	The proposed garage/store would be harmful to the setting of the listed building because of its prominence in important views of the listed building and its disruption to the agricultural context of the historic building and site.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The barn adjoining the south west of Howgills House is a Grade II listed building first listed in December 1979.  The list description suggests it is possibly 18th century with cruck trusses of the 17th century or earlier.  The (revised) list description of July 1983 notes that the barn was being converted to a dwelling at this time.  

The former barn and Howgills House are conjoined in a single rectilinear range in the local vernacular form for a farmstead.  Historic Farmsteads: Preliminary Character Statement: North West Region (English Heritage, 2006) is relevant and suggests at page 45 that linear plans can sometimes consist of long ranges of buildings of different dates. Also, “very few linear plans are without a scatter of subsidiary buildings, and some develop into plans of two or three blocks of attached buildings” (page 47). However, reference is also made to Messenger (1973, pg 49) who infers that historic planform can be lost through later changes “Such later rebuilding of elements of these ranges, or conversion from agricultural to domestic use, can make the identification of early linear layout difficult”. 

PPG15 (1994), paragraph C.2 states that local planning authorities should attempt to retain the characteristics of distinct types of building, especially those that are particular to their area.  Paragraph 2.16 states that the setting is often an essential part of the (listed) building’s character.  Paragraph 2.17 states that ‘’the setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping of buildings .. and to the quality of the spaces created between them’’.  

PPG15, paragraph 3.13 states that ‘’listed buildings vary in the extent to which they can accommodate change without loss of special interest.. and some listed buildings are the subject of successive applications for alteration or extension: in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest’’.  

PPG15, paragraph C.58 states that the plan of a building is one of its most important characteristics.  

RVBC Districtwide Local Plan paragraph 5.13.19(d), Extensions and Additions, states that farm buildings are operational structures with a functional simplicity which is part of their appeal.  Changes to the roof slope, amendments to the eaves line, addition of porches and chimney stacks will contribute to complexity and the loss of original character.  It is important that farm buildings are preserved in their original form without alien, urban additions or alterations.  Paragraph 5.13.19(g), Curtilages, states that the curtilage of a converted farm building should remain open and uncluttered, and the treatment of boundaries should reflect the buildings rural character.  

The application Design and Access Statement states that the existing garage is integral to the main house and this is used to keep a classic sports car.  There is currently insufficient space in this garage to keep the other family car, lawn mowers and other garden equipment.  The agent states that, as a result, cars are kept in front of the barn which detracts from the appearance of the listed building.  

The applicant has responded to the comments of the Parish Council (see letter 24 August 2007).

In my opinion the distinct linear plan, and much of the agricultural character of the listed building has already been lost or subsumed amongst modern extensions and alterations.  In particular, I note the double garage with attic space extension (3/81/909) which projects at right angles to the historic range, the extension of the range towards the road (3/91/241 – granted on appeal), and the prominent chimney stack at the south east elevation. As a result it is difficult to ‘read’ the site’s historic development and the importance of the barn in this development.

In my opinion, the proposed modern domestic garage/store building would be of further detriment to the agricultural setting and context of the listed building particularly as it would be prominently sited next to the main road (partly obscuring public views of the historic farmstead).  As permission has already been granted and implemented for a modern extension to provide a double garage to the barn (albeit one garage converted to sitting room by 3/90/0349) I do not believe this harm to building setting is justified.  

It is  noted that the garage/store footprint appears to coincide with the (albeit symbolised) crown spread of boundary trees.  



	RECOMMENDATION: That listed building consent and planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














