Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0420/P

	Development Proposed:
	Construction of a single garage (Resubmission) at Carr Meadow Barn, Carr Lane, Balderstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	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.



	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 3/09/0844/P, 3/07/0811/P and 3/06/0781/P with all being refused for their detrimental impact on the character and setting of the former barn.  The 2006 and 2009 applications have been to appeal with the Planning Inspectorate dismissing both.  In relation to the last appeal, the following comments of the Inspector are important when considering the current proposal.

… it seems to me that, as a principle, a garage of the subsidiary size and height proposed, built in suitable materials, and sited in the position suggested, need not appear incongruous or harm the setting of the existing, converted barn, or the character or appearance of the wider area.  

However, I have misgivings about the design of the proposed garage.  To relate properly to the vernacular nature of the existing, converted barn, it seems to me that the garage must adopt a similar traditional approach.  In my view, the proposal fails to achieve that because it has a rather formulae appearance, largely engendered by the inclusion of substantial openings, of domestic proportions, in the gable ends.  This is not the manner in which openings, in traditional agricultural buildings, tend to be dealt with…

The scheme put forward under this application has the same footprint as previously of 5m x 7m but with a ridge height of approximately 4m instead of the 4.25m previously put forward.  Construction materials would be natural random stone under a blue slate roof with timber doors/windows and cast iron rain water goods.  In order to address the detailed design comments of the Planning Inspector, the garage doorway opening in the east elevation has been reduced by approximately 500mm in width and slightly off set from centre in order to reduce its domesticated appearance.  The north and west elevations will be solid stonework and these are the elevations that will be visible in long range views.  To the south elevation is shown a solid personnel door and a small window opening.  Having regard to the comments of the recent Inspector’s decision and requirements of Policy H17, I conclude the character and setting of the former barn would not be significantly compromised and thus recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














