
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2008/0667/P

	Development Proposed:
	Demolition of agricultural buildings and construction of two holiday cottages and construction of detached garage at Halsteads Farm, Rimington Lane, Rimington, Clitheroe, BB7 4EA.


	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Principle Planning Officer (Design and Conservation) - Due to the prominence, dominance and incongruent siting of the proposed garage and holiday lets in respect to the listed building’s historic front elevation and the character of the historic farm steading, I recommend that the proposed development be refused because it would harm the setting of the listed building.

County Surveyor (LCC) - As submitted, I have reasons to object to the application on highway safety grounds. The access width is shown at 3.7m and this is not sufficient to accommodate two-way movements. This must be increased to a minimum of 4.5m in order to secure safe vehicular movements to/from Rimington Lane. In achieving the increased width the access must not be taken closer to the established farm building.

 

The 4.5m width should extend for a minimum distance of 10m back from the edge of carriageway and shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials.  This is to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

 

Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays shall be 45° to the centre line of the access. The gates shall open away from the highway. Should the access remain ungated 45° splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway. This is to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility. In this instance, I can accept a sightline measurement from 2.1m back from the edge of carriageway.

However, it is essential that the hedge to the north of the access is reduced to a maximum height of 1.0m and it is agreed to maintain any construction, vegetation or foliage at or below this height.

LCC Planning Officer (Archaeology) – No archaeological comments to make.


	CONSULTATIONS: Additional Representations

	No additional representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV19 – Listed Buildings.

Policy RT1 – General Recreation and Tourism Policy.

PPG15 Planning and the Historic Environment.



	POLICY REASONS FOR REFUSAL:

	Detrimental Impact on the setting of the listed building. Contrary to PPG15 and ENV19 of the Local Plan.


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

	Halsteads Farmhouse is a Grade II Listed Building located within open countryside approx. 100m from the village boundary of Rimington. This application seeks permission for the demolition of an existing single storey, agricultural building, and the erection of two new build holiday cottages on the same site, albeit on a slightly larger footprint. The application also seeks permission for a new single storey garage building directly to the rear of the listed building itself. 

Policy RT1 of the Districtwide Local Plan states that permission will be granted for proposals which extend the range of tourism and visitor facilities in the Borough subject to the following criteria being met;

1. Not conflicting with other plan policies,

2. Being physically well related to an existing settlement or village,

3. Suitable design not undermining the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design,

4. Well related to the existing highway network, and not generate additional traffic movements of a scale or type likely to cause undue problems, and

5. The site being large enough to accommodate the necessary parking and service areas.

With regards to Criterion 2 and 4, the site itself is considered to well related to the nearby village of Rimington and the surrounding highway network, and given the number of units, I do not consider the numbers of traffic expected will generate any significant highway safety concerns. Based on the originally submitted plans, the County Surveyor had objected to the scheme for various reasons, however he has not yet commented on the revised scheme. The revised scheme submitted on the 23rd of September 2008 appears to have complied with the recommendations of the County Surveyor, and as such I have no objections to the scheme from a highway safety point of view.

However, it is considered that the key issue concerning this proposal is in regards to the impact on the setting of the listed building. The Principle Planning Officer (Design and Conservation) has made the following comments on the site and on the proposal.

He notes that the dominant single range farmstead of Halsteads (i.e. house and attached barn) is typical of the vernacular (see English Heritage’s Historic Farmsteads: Preliminary Character Statement: North West Region), and that the historic front elevation of the house (facing the fields and Stoop Lane to the south- east) has the best materials and some interesting embellishment. The attached barn has been converted and has lost much of its plain, functional appearance and character. A plain, functional, low lying modern agricultural building is removed from, and perpendicular to, the historic building (materials, including the corrugated roof, suggest a temporary nature to the building), and it does not appear that the historic range is associated with any historic curtilage buildings.

In my opinion, the proposed holiday lets and garage will be harmful to the setting of the listed building. The holiday lets will result in a new, permanent and dominating range, and it is considered that the construction and detail of this building will compete with the historic range. The plans refer to a ‘courtyard’ but this type of farm plan form and steading is more readily associated with lowland areas of the north-west. There are a number of alternatives for the siting of a triple garage on this site. However, its proposed location close to and obscuring views of the listed building’s historic front, is harmful to its setting.

PPG15 para 2.17 refers:

‘The setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping ( or, in this case, non- grouping and isolation? – my underline) of buildings and to the quality of the spaces created between them’

He therefore recommends that the proposed development be refused because it would harm the setting of the listed building due to the prominence, dominance and incongruent siting of the proposed garage and holiday lets in respect to the listed building’s historic front elevation and the character of the historic farm steading.
Therefore, it is considered that due to the prominence, dominance and incongruent siting of the proposed garage and holiday lets in respect to the listed building’s historic front elevation and the character of the historic farm steading, the proposal is considered contrary to the relevant Local Plan policy and its approval would be considered harmful and detrimental to both the visual amenity of the area, and on the setting of the adjacent Listed Building. The application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 24/04/2008





TELEPHONE CLLRS:  YES / NO
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