
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/1024

	Development Proposed:
	Roof to cover midden at Halsteads Farm, Grindleton Road, West Bradford.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Conservation Officer (RVBC) – Verbally confirmed an objection to the application due to the impact of the proposal upon the character and setting of the adjacent Listed Building following a meeting on site.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV19 – Listed Buildings (Setting)

PPG15 – Planning and the Historic Environment

Policy SPG – Agricultural Buildings and Roads

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, ENV19 – Prominent building to the detriment of the visual amenity of the Area of Outstanding Natural Beauty and the setting of an adjacent Listed Building.



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

	The application relates to a large agricultural holding, lying within an Area of Outstanding Natural Beauty (AONB) approx. 200 metres from the village boundary of West Bradford. The main farmhouse on the holding is a Grade II Listed property.

Permission is sought for a roof to cover the existing midden to be sited in the centre of the holding and running vertical and to the east of an existing farm building measuring approx. 22.3m x 11.4m x 7.5m in height constructed of a maximum of approx. 3.4m high concrete panels to the base with Yorkshire Boarding above with a natural grey corrugated fibre cement sheet roof.

As the proposal is sited a sufficient distance from any neighbouring residential properties I consider that the main considerations in the determination of this application are the potential visual impact of the proposal upon the AONB and its impact upon the setting of the neighbouring Listed Farmhouse.

The Councils SPG ‘Agricultural Buildings and Roads’ states that consent will only be granted for an agricultural building within the AONB when:

· ‘it is consistent with the conservation of the natural beauty of the area’;

· ‘the building or development in terms of scale, design, choice and colour of materials is sympathetic to its surroundings’;

· ‘the proposal does not have any undue adverse visual impact on the surrounding landscape’;

and with regards to siting that ‘new buildings should be sited where possible within existing groups’ and should ‘take into account of main viewpoints into or through the site and avoid excessively prominent sitings close to main roads’.

The existing midden is not sited within the cluster of the existing farm buildings and as such the scale, design and siting of the proposed roof structure to the eastern side of the farmstead, with no proposed screening, will result in an incongruous and prominent building which will be highly visible when entering and leaving West Bradford on Grindleton Road. 

The Councils SPG on ‘Agricultural Buildings and Roads states that ‘in the AONB, and prominent locations it may be more important to ensure a high quality of material and promote the use of natural materials’. The choice of concrete blockwork to the base of the proposal at a height of approx. 3.4 metres in places I consider to be inappropriate to the locality, and as a result, will not protect, conserve or enhance the Area of Outstanding Natural Beauty as stated in Policy ENV1 of the Districtwide Local Plan.

In addition to the effect of the proposal upon visual amenity I also consider that the proposal will have a significant impact upon the Grade II Listed Farmhouse.

PPG 15 para 2.16 advises that ‘the setting is often an essential part of the (listed) building’s character…’ and Para 2.17 advises 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’. 
The siting of the proposal and its horizontal orientation will result its projection from the buildline of the existing adjacent farm building of approx. 3.4 metres. This projection will mask the traditional farm buildings and the Listed Farmhouse when viewed on approach from West Bradford on Grindleton Road and as a result have an adverse impact upon the character and setting of the Listed Building 

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18/11/2009
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