
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0799

	Development Proposed:
	Proposed rear extension at Middle Reaps Farm, Whinney Lane, Mellor.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy ENV3 – Development in Open Countryside

Policy ENV4 – Green Belt

Policy H17 – Building Conversions – Design Matters

Policy H18 – Extensions to Converted Buildings

Policy SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	G1, ENV3 & H17 – Detrimental impact upon the traditional character of the property to the visual detriment of the Open Countryside.

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

	Middle Reaps Farm is accessed via an existing farm track off Whinney Lane, just over 700 metres south-east of the main settlement of Mellor within an area designated as Open Countryside and Green Belt.

The site consists of a stone built detached farmhouse, with attached barn to its western side elevation. Permission was granted in 1982 (3/82/0531) for the extension of the original farmhouse into the adjoining barn to be used as a granny annexe.

Permission is sought for a single storey extension to the rear elevation of the property, which comes in two parts. It will link the main farmhouse with the previously approved converted barn and provide an extension to the living room of the main house and provide a kitchen to the annexe accommodation in the barn. 

The larger of the extensions is to measure 7m x 4.6m x 4.3m in height with a pitched roof, the eastern elevation of which is to be attached to the existing single storey lean-to extension to the main farmhouse. The second element of the application details the removal of an existing lean-to extension (which has not been authorised) attached to the eastern side elevation of the converted barn to measure 4.9m x 3.1m x 4.5m in height with a sloping roof. Materials to be used in their construction are rendered walls with roof tiles to match the main property. In addition, the application includes the insertion of a window to the rear elevation at first floor level above the pitched roof extension and the insertion of two velux windows to the catslide roof of the barn.

As the property is sited in Open Countryside and Green Belt, accessed via a long farm track from the main road of Whinney Lane and the nearest residential property is over 80 metres away I consider that any impact upon neighbouring residential amenity will be minimal. Therefore, the main considerations in the determination of this application are the impact of the proposal upon the character and appearance of the property as well as visual impact upon the Open Countryside and Green Belt.

Policy H17 of the Ribble Valley Districtwide Local Plan relating to design matters on barn conversions states in relation to extensions that ‘farm buildings are operational structures with a functional simplicity which is part of their appeal. It is important that farm buildings are preserved in their original form without alien, urban additions or alterations………..farm buildings should remain largely unaltered and remain looking like farm buildings after conversion’.
Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’, and policy ENV3 relating to development within the Open Countryside states that ‘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’.

Currently when viewing the property to the rear there is a clear distinction between the main farmhouse and the barn by virtue of the prominent catslide roof to the barn, which is ‘the single most important external feature of a traditional farm building’ (part d. of Policy H17). In relation to design the Councils SPG on ‘Extensions and Alterations’ states that ‘poorly designed extensions will appear as stark features which are out of keeping with the original house’.  It is considered by virtue of the design and massing of the extension it will result in a prominent and discordant feature that does not reflect the character or appearance of the main farmhouse and the barn. 

The prominence of the living room extension to the rear of the main farmhouse is accentuated by its pitched roof design. This is considered to be a discordant and additional feature, which is not in keeping with local tradition in terms of design and geometric form. As such, it does not reflect or compliment the character of the property and will visually detract from the prominent roofslope of the barn, which is currently the most dominant feature and should be retained as such. 

The addition of a single storey extension to the rear elevation of what was originally the barn to provide a kitchen, will again add a further alien and modern feature to the relatively simplistic and traditional rear elevation of the barn.

To conclude, it is considered that the characteristics of this traditional barn to the rear when viewed in the wider landscape will be lost by the addition of the proposed extension to what is essentially a converted agricultural building and as such would not protect the character of the landscape area, contrary to Policy ENV3 and ENV4 of the Ribble Valley Districtwide Local Plan.

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



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 19/11/2010
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