
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2009/0844/P

	Development Proposed:
	Construction of a single garage for domestic use at Carr Meadow Barn, Carr Lane, Balderstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H17 - Building Conversions - Design Matters.

Policy G5 - Settlement Strategy.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, H17 – detrimental impact on character and setting of barn to the detriment of visual amenities of area.  



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

	Consent is sought for the provision of a detached garage within the curtilage of a property that is the result of a barn conversion.  Previous applications have been submitted for a garage under 3/2006/0718/P and 3/2007/0811/P with both being refused due to their detrimental impact on the character and setting of the former barn.  Indeed, the 2006 application went to appeal with the Inspectorate dismissing the case for the aforementioned reason.

The garage proposed under this submission has revised dimensions from the two previous cases and would have approximate dimensions of 5m x 7m x 4.25m to apex of its pitch.  It would be constructed of random stonework under a blue slate roof with timber double doors on the front elevation, a personnel door on the southern elevation and a two pane window opening to the rear.   This proposal shows a reduction of 1m in both length and width from the last refusal with plans denoting a gap of approximately 4m between the dwelling and garage.  In respect of comparisons with the appeal proposal that had a 9m x 7m footprint with a separation distance between structures of 2m and a 5m wide garage door to the front elevation, personnel door and windows to the southern side and two pane window in its rear elevation.  

The barn is an uncomplicated structure occupying an isolated field setting.  It was subject of a number of applications to secure permission for residential accommodation with Planning and Development Committee eventually deeming the principle appropriate and officers had secured revisions to the physical alterations to the building whereby they did not adversely affect its character.  In their own right the alterations to the fenestration details of the barn evident on site today did change the character of the building but they do not significantly detract from its principal features.  Since then the applicant has secured permission for a detached stable block to the south of the barn and ménage area to its west (application 3/2007/0680/P).  In considering those proposals, regard was had to the overall history of the site and it was not felt that neither of the elements would significantly detract from the character of the former barn – the stables set some distance to the south and ménage retaining the openness of the site and its surroundings.  For these reasons the barn remains a prominent structure in the wider landscape with a public right of way running east/west along Carr Lane and then running across the frontage of this site.  Thus any works would be highly visible to the wider public. 

With regard to this application the important consideration remains the effect on the setting of the barn.  The garage would be positioned to the rear (west) of the barn and, even with its revised dimensions from previously submitted and refused applications, would occupy a substantial area of the north west corner of the curtilage.  From the main long distance public vantage point along Carr Lane to its northwest it would still be viewed as an extension of the existing barn rather than an independent building in its own right, thus adversely affecting the barn’s setting.  The curtilage to the property is relatively tight and a structure such as this cannot be set sufficient distance away so as not to adversely impact on this long range view.  In terms of the fenestration detailing to the garage, windows to the northern elevation and a door on a window to the southern elevation have been deleted but there remains the window on the rear (west) gable and a personnel door to the southern side.  Concerns over design of the garage date back to the Inspectorate decision at which time its form and appearance were considered to resemble many other contemporary double garages thereby looking particularly out of place in this rural location.  

The last application (3/2007/0811/P) was also considered to resemble an urban garage with the inclusion of urban like windows and doors and whilst many of these have been removed I remain of the opinion that the inclusion of a window in the rear elevation of the size and style shown is more readily associated with a modern style garage as opposed to a small, simple ancillary building as would be more in keeping with this area.  

Policy H17 of the Districtwide Local Plan offers detailed design guidance on conversions and their curtilages.  In particular the supporting text comments that:

(g)


   Curtilages.  

Traditional farm buildings are generally associated with yards or open field locations.  In order to maintain the agricultural character of converted buildings in their new use, they should retain their open setting…  The curtilage of a converted farm building should remain open and uncluttered.

I am of the opinion that this proposal has not satisfactorily addressed this and that a structure in the location shown would not only be to the detriment of the building itself but also the visual amenities of the wider area.  The scheme should thus be resisted.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














