
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0825/P

	Development Proposed:
	Garden/dining room extension at Turner Fold, Birdy Brow, Chaigley, Lancashire, BB7 3LR.



	CONSULTATIONS: Parish Council

	Parish Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A




	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Forest of Bowland Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions – Design Matters.

PPS1 – Delivering Sustainable Development.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, 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 Turner Fold Barn, Birdy Brow, Chaigley, which was granted planning permission to be converted from a barn to a Class B1 (Office) Use with Manager’s Accommodation in July 2000. The property lies outside a designated settlement boundary and within the Forest of Bowland Area of Outstanding Natural Beauty. This proposal seeks a garden/dining room extension to the portion of the barn that is the Manager’s Accommodation.

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 ENV1 must also be considered which states,

‘The landscape and character of the A.O.N.B. will be protected, conserved and enhanced, and in addition, development will also need to contribute to the conservation of the natural beauty of the area. The design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications.’

And finally Policy H17 of the Local Plan notes 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, when viewing the north facing elevation, the building is clearly identifiable as a former barn due to its form, mass and elevational treatments, including the window openings and the previous barn door opening (outlined on the existing plans and easily viewed on site). Indeed, given the sympathetic conversion, the architectural features of the building’s past are clearly visible on all elevations. This of course does not extend to the unauthorised conservatory extension on the rear of the building, which is being dealt with via the appropriate enforcement action.

Therefore in respect of the proposed extension to this property, by virtue of its large glazed windows and additional roof lights it is considered to be an incongruous feature that dominates the rear elevation, subsequently masking part of the form and characteristic features on this rear elevation (such as the cart door opening), and forms an extension that is out of keeping with the traditional form of the property, visible from the public footpath no. 53 that runs adjacent to the site. As such by virtue of the style, design and location of the extension, it is considered to have an adverse visual impact on the character, appearance and setting of the barn conversion 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: 13/10/2010





TELEPHONE CLLRS:  YES / NO
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