
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2012/0096/P

	Development Proposed:
	Proposed dwelling with garages, garden and landscaping at Kemple Barn, Whalley Road, Pendleton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to this application as they consider the design of the house to be wrong for the area and object to the loss of trees for the development.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to the application on highway safety grounds.

The development will introduce some additional vehicular activity on to Whalley Road but will have a marginal impact on the general level of activity in this immediate area.  The provision of three off street parking spaces is consistent with LCC parking requirements for a property of this size and type.  

I would recommend a condition be attached to any successful application that seeks to retain the use of the garage for its intended purpose and to prohibit any future conversion to residential living space.  

United Utilities – No objection to the proposed development.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Historic Environment Planning Practice Guide HEPPG

National Planning Policy Framework NPPF



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, ENV19, and NPPF – detriment to the setting of the Grade II Listed Lower Standen Farmhouse and Primrose House and the non designated heritage asset of Primrose Mill, and detriment to the appearance of the open countryside.  



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

	Kemple Barn is a barn conversion dwelling within a group of properties that also includes the Listed Lower Standen Farmhouse, off the west side of Whalley Road, Clitheroe south of the junction with Primrose Road.  The application relates to a piece of land to the west of the original curtilage of Kemple Barn that is bounded to the north by a group of trees located between the site and Primrose Mill.  The Settlement Boundary of Clitheroe runs between Primrose Mill and the group of trees.  The site is therefore just outside the Settlement Boundary.  To the south, the site is adjoined by agricultural land.  

In recent years, the application site has been used for purposes incidental to the enjoyment of the conversion dwelling, Kemple Barn.  Lawful Development Certificate 3/2010/0332 confirmed as lawful, the use of the application site as residential curtilage to Kemple Barn.  

The 1845 Ordnance Survey map shows that the application site and the adjoining riparian tree belt are part of the largely surviving designed landscape for Primrose House (Grade II Listed) and Primrose Mill.  The Grade II Listed Lower Standen Farmhouse is situated to the east of Kemple Barn.  

This application was the subject of pre-application advice in August 2011.  In relation to the design of the building, concern was expressed that a flat roofed building with a predominance of glazing would not be in-keeping with the traditions of the area.  It was therefore stated in the pre-application response letter that the Local Planning Authority would have a preference for a building that was more in-keeping with the barn conversions and farm houses in the immediate vicinity rather than a building of contemporary design.  

This formal application, however, seeks full planning permission for a dwelling of contemporary design.  The building comprises a central two storey section with a two storey ‘wing’ attached to its north western corner and a single storey garage block attached to its north eastern corner.  The proposed building would contain five bedrooms.  All three sections of the building would have flat green sedum roofs.  The other proposed external materials would contain natural stone; vertical timber cladding; render (of a colour to be confirmed); grey powder coated aluminium doors and window frames; zinc/aluminium clad roof fascias; the balustrades to proposed balconies to be glazed with aluminium handrails and fixings.  

Consideration has been given to the application in relation to the NPPF, saved Policy ENV19 of the Local Plan and the practice guide to PPS5 (HEPPG).  The observations of the Council’s Design and Conservation Officer have also been sought and taken into consideration.  The conclusion of these particular considerations is that, in the opinion of the Local Planning Authority, the proposed development in principle would be unduly harmful to the setting of the Grade II Llisted Lower Standen Farmhouse and Primrose House and the non-designated heritage asset Primrose Mill, because it would be conspicuous, incongruous and visually intrusive in the designed landscape of the mill and the agricultural landscape of the farm.

The Local Planning Authority also considers that, due to its design and location, the proposed dwelling would not be in-keeping with the character of the landscape area and would not reflect local vernacular, scale, style, features and building materials.  As such, and irrespective of the current situation in the Borough in relation to housing provision, and the location of the site adjoining a Settlement Boundary, it is considered that the proposal would be contrary to saved Policy ENV3 of the Local Plan.  

A final consideration in relation to this application related to the effects of the proposed building on the existing trees within and adjoining the site.  As originally submitted, the precise siting of the building was such that, in the opinion of the Council’s Countryside Officer, it would have had a detrimental effect upon some of these trees.  However, this has been addressed by the receipt on 6 July 2012 of amended plans (drawing Nos 4172-10B and 4172-11B) that show a slight adjustment in the precise siting of the building.  A drawing showing amended tree protection measures was also received on 16 July 2012.  As amended, and subject to compliance with the proposed tree protection measures, the Countryside Officer would have no objections to the application in relation to its effects upon existing trees.

Overall, it is considered that the application should be refused due to its effects upon the setting of the adjoining Listed Buildings and non-designated heritage asset, and upon the appearance and character of the open countryside, as described above in this report.



	RECOMMENDATION: That permission be refused.
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