Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0488

	Development Proposed:
	Proposed erection of a single garage within the curtilage of an existing building/dwelling house at The Hey Barn, Back Lane, Newton.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 - Residential Extensions

Policy H17 – Building Conversions – Design Matters

Policy H18 – Extensions to Converted Buildings

SPG – ‘Extensions and Alterations to Dwellings’

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H17 – Detrimental impact upon the character and setting of the traditional barn to the visual detriment of the Area of Outstanding Natural Beauty.

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

	This application relates to an isolated property, which was formerly a barn, and is attached to the main farmhouse of ‘Hey Farm’ located north of the main settlement of Newton down a long off-road track within an Area of Outstanding Natural Beauty.

Permission is sought to erect a detached garage measuring 7.1m x 3.8m x 3.9m in height to the ridge to be located 5 metres south-west of the gable elevation of the property, constructed of local stone walls, quoins and a slate roof to match the main property.

Any impact of the proposal upon neighbouring residential amenity will be minimal. Apart from the attached farmhouse, there are no other residential properties within a considerable distance of the property. Therefore the main consideration in the determination of this application is the visual impact of the proposal upon the appearance of this Area of Outstanding Natural Beauty as well as the character and significance of the converted farm building.

Policy ENV1 of the Districtwide Local Plan states that development should contribute to the conservation of the natural beauty of the area – ‘the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal’ and Policy G1 states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. 
The building which occupies both The Hey Barn and adjacent farmhouse ‘Hey Farm’ is visually prominent within the wider landscape and appears, a long with its setting, in long range views as a traditional farm building. It is considered that the original building (farmhouse and barn) forms an essential element of a farmstead remote from any village and which would have contributed strongly to the character of its rural setting.

The property fronts the main access track, and in addition it also serves a public footpath (FP11). In consideration of the above it is considered that the proposal due to its siting, size and design would be visually prominent and would neither protect, conserve or enhance the natural environment but instead, detract from the character and appearance of this traditional farm building to the visual detriment of this Area of Outstanding Natural Beauty. 

As the property is a barn conversion consideration should also be made to the impact upon its visual appearance and setting. 

Policy H17 which relates to the decision matters of schemes for the conversion of farm buildings states that conversions should be carried out ‘without changing their character and by recognising [their] principal features; and that these are not new buildings, they are conversions of special buildings and this should be reflected in the final scheme’. It is recognised that the policy in the first instance is used to guide initial schemes of conversion but its design principles are of equal relevance to the submission of schemes after the initial conversion works have been carried out. It offers specific guidance on alterations and extensions to conversions and comments that ‘farm buildings are operational structures with a functional simplicity which is part of their appeal’. In respect of future additions to barn conversions the policy concludes that it is ‘important that farm buildings are preserved in their original form without alien urban additions or alterations’. Also in relation to their setting it states 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. Farm buildings are simple and unfussy. Surburban paraphernalia….can detract from their agricultural setting. The curtilage of a converted farm building should remain open and uncluttered’. The principle is that even once occupied as a dwelling, the host building should not shed its history as a converted farm building and undermine its simplistic form, thus losing its integrity and visual appearance as a traditional farm building.

In addition, English Heritage Guidance document ‘The Conversion of Traditional Farm Buildings: A Good Practice Guide supports the above policies and states that ‘new extensions, be they a contemporary design or one based on an existing outbuilding, should be subordinate in scale and relate to the character of the farmstead group. They should not compromise the setting, so careful thought needs to be given to their siting’.

I consider that the proposed garage due to its size, design and siting in close proximity to the converted barn would prove visually prominent and detract from the simplistic form of the southern gable elevation of the property which contributes to the character of this traditional farm building. This half of the property maintains the rural character of the area and appears as a traditional barn conversion with minimal, and easily removable additions within the curtilage thus contributing and retaining the character and significance of the farm building and it’s setting. Additional built form within the curtilage would add an undesirable domestic element to what is essentially a converted agricultural building with open aspects, and dilute the character of the dwelling as a former agricultural building. The proposal would result in a dwelling of far more conventional outward appearance, such as might be found not in remote rural surroundings but in a village or more built-up area. Especially when travelling northwards on the track road and public footpath, when the southern gable elevation is most prominent. I therefore conclude that the proposed development would have a materially harmful effect upon the setting of what is essentially a traditional farm building when viewed within the public realm, contrary to Policy H17 of the Ribble Valley Districtwide Local Plan. I also consider that it would have an adverse impact upon the visual qualities of this Area of Outstanding Natural Beauty, which as stated in paragraph 21. of PPS7 ‘as having the highest status of protection in relation to landscape quality and scenic beauty’.

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

	RECOMMENDATION: That permission be refused.
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