
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2010/0231/P

	Development Proposed:
	proposed extension to garage at hill top barn, clitheroe road, knowle green, ribchester, preston, pr3 2yq.



	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H10 – Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

PPS1 – Delivering Sustainable Development.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, H10, H17 and PPS1 – Adverse visual impact on the character, setting and appearance of the existing building and the surrounding area.



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

	The application relates to Hill Top Barn, Clitheroe Road, Knowle Green, which was granted outline permission to be converted from a barn to a residential dwelling in 1990, with the reserved matters applications approved in 1993. Since then, the existing double garage was granted permission, and a proposed two storey extension to the property was refused on the basis of the adverse impact the proposal would have on the character of the building. This was subsequently dismissed on appeal by the Planning Inspectorate who noted that ‘This is an attractive rural area and the dwelling is quite prominent in its immediate surroundings. I consider it is necessary to withhold planning permission in order to protect the character of the area and the appearance of the converted building.’ The property lies outside a designated settlement boundary within open countryside.

This application seeks planning permission for a proposed extension to an existing double garage adjacent to the property, which projects off the side elevation and then forward towards the front elevation of the dwelling. Following discussions with the Agent, the Council’s concerns were raised in respect to the proposed extensions and additions to the property, and subsequently an amended plan was submitted which indicated the additional garage being removed from the scheme and a slight reduction in the size of the proposed extension. For clarification purposes, the plan in question is Ref. No. 3957-04 Rev B.

PPS1 refers to the plan-led system and the certainty and predictability which it aims to provide being central to planning, with paragraph 8 noting,

‘Where the Development Plan contains relevant policies, applications for planning permissions should be determined in line with the plan, unless material considerations indicate otherwise.’
Indeed, one of the key principles outlined within the statement is that,

‘(vi) Planning policies should promote high quality inclusive design in the layout of new development and individual buildings in terms of function and impact, not just for the short term but over the life time of the development. Design which fails to take the opportunities available for improving the character and quality of an area should not be accepted.’

In respect of protection and enhancement of the environment, the statement also makes clear in paragraph 17 that,

‘The Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as whole.’ 

Ministerial advice on development in the countryside is contained within PPS7 which states as one of its key principles,

‘(iv) All development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and local distinctiveness.’

With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’
Policy ENV3 states that,

‘In the open countryside outside the AONB and areas immediately adjacent to it, development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials.’

And finally Policy H17 of the Local Plan notes that,
‘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,’ and that
‘The impact of the development shall not harm the appearance or function of the area in which it is situated.’
Having assessed the proposal on site, the proposed extension to the existing double garage is considered to sit in uncomfortably close proximity to the corner and side elevation of the converted barn, albeit set back from the main front elevation, which would in turn be detrimental to the original character of the building and its current open setting. In addition, the materials used in its construction and its design, result in a wholly modern and inappropriate addition that does not compliment or enhance the more traditional form of the residential property it relates to, especially the modern glazing treatments that would be seen in stark contrast to the more traditional side elevation of the barn conversion which contains many historic openings that would be masked by the proposed development. Historically, openings within stone walls in traditional agricultural buildings were restricted in width by the availability of materials for load bearing lintels; the proportions of the windows and doors in the proposed extensions would be substantially wider and would be non-traditional in appearance.

To conclude, the proposal is not considered to reflect the character of the area in terms of its design, location and materials, and would subsequently harm the character, appearance and setting of the existing dwelling and the surrounding area, to its visual detriment. The proposal is therefore unacceptable and contrary to Local Plan Policy, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 29/04/2010





TELEPHONE CLLRS:  YES / NO


DATE:














