
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0199 

	Development Proposed:
	Change of use from agricultural access to domestic access and creation of new pedestrian access and listed building consent for removal of garden wall and erection of new drystone boundary wall (1m high) at Backridge House, Twitter Lane, Bashall Eaves, BB7 3LQ.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage do not consider it necessary for this application to be notified to English Heritage.  It is my understanding that they have not made comments on the actual specifics of the application.

Environment Directorate (County Surveyor) – No objections to the proposal subject to a number of conditions.
SABIC – no objections to the proposal.

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV13 – Landscape Protection

Policy ENV19 - Listed Buildings

Policy H12 – Curtilage Extensions

The Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework

Historic Environment Planning Practice Guide

	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, ENV19, and the NPPF – adversely affect the character, appearance and significance of the listed building and the visual qualities of the AONB.

Policy H12 – curtilage extension within open countryside.

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

	The application relates to a mid 18th Century Grade II Listed Building formerly referred to as ‘Backridge Farmhouse’, now referred to as Backridge House, which is located opposite Backridge Business Centre (the stone agricultural buildings which formerly belonged to the farmhouse).

Planning permission is sought for the following works:

1. Removal of a boundary hedge and erection of a boundary wall with a pedestrian gateway on the boundary with Twitter Lane involving closure of the existing vehicular access;

2. Extension of curtilage in a westerly direction incorporating an existing agricultural access track used to access agricultural land at the rear of the property;

3. Demolition of a rear boundary wall to create an altered vehicular access from what is currently the above mentioned agricultural access track.

The demolition of the rear boundary wall and the erection of the boundary wall facing Twitter Lane both require separate listed building consent, planning application 3/2012/0200.  It is noted that a separate application has been submitted for a new agricultural access track, planning application 3/2012/0198/P which would, if approved, run parallel and adjacent to the existing agricultural track.

This listed property is located within the Forest of Bowland Area of Outstanding Natural Beauty.  The site is classed as Lowland Fringe Farmland within the DWLP and is characterised by its rural nature and appearance and its isolated dwellings and farmhouses.  Continuous field hedging with some parts of the lane, where there are breaks in the hedgerows, being bounded by timber post and rail fencing, bound twitter Lane.  

The boundary of Backridge House with Twitter Lane is that of a mixed Holly, Hazel, Hawthorne and Blackthorn hedge that follows the contours of the banking.  Even though the hedge is tightly clipped in comparison to other hedges on Twitter Lane, it still assimilates with the surrounding landscape character due to its type and its presence, and, in my opinion, its removal would undermine the basic principles of the AONB - protected, conserved and enhanced.  Furthermore, hedgerows provide wildlife corridors for protected species, thus the hedge is also likely to have an ecological value.  No survey has been submitted to assess the impact of its removal in this regard.

With regards the hedges replacement with a drystone boundary wall, it is noted that very limited details have been given on the exact nature of the boundary wall, its type, materials, and coursing.  This causes serious concern as the appearance of stone walls can differ greatly.  Notwithstanding this, I have serious concerns that a dry stone wall would not be in keeping with the landscape character of the immediate locality and this combined with the loss of a hedge would affect the character and appearance of this soft landscaped area to the detriment of visual amenity, and the protection and conservation of the Area of Outstanding Natural Beauty, classed as a special landscape within the NPPF, and thus afforded maximum protection.  The proposal is thus contrary to Policies G1 and ENV1 of the Districtwide Local Plan and section 11 of the NPPF.  

The Town and Country Planning (Listed Buildings and Conservation Areas) Act requires proposals to either preserve of enhance the designated heritage asset.  The NPPF backs up their importance by describing them as an irreplaceable resource which once lost can not be replaced.  Bearing this in mind, I am also of the opinion that the proposed hard landscaping, in the form of a boundary wall, and the blocking up of the existing access would seriously harm the setting of the listed building, as its character and appearance would be dramatically altered to its detriment.  The proposed boundary wall would neither preserve the character, appearance of setting of the building nor would it enhance the character, appearance or rural setting of this grade II listed property, and as such I also recommend refusal of the application on this basis.

The proposals also seek permission to extend the residential curtilage of the property by enclosing an agricultural track directly adjacent to the property to enable vehicular access to the rear of the property, as a result of the existing vehicle access being closed off.  This would enable the whole of the land in front of the house can be used for other purposes.  

The existing property is bounded on its western boundary by a belt of mature trees which forms a clear and definite boundary to the curtilage.  Using the existing agricultural access as a domestic access would result in an extension of domestic curtilage and would be seen as such by the erection of a boundary wall where currently the existing agricultural track is viewed between the group of established trees and a post and rail fence which bounds the adjacent field. The extension of domestic curtilage and erection of a boundary wall (again no details have been submitted) would domesticate this area of open countryside, set within the AONB, and encroach on to agricultural land adversely affecting visual amenities.  Local Plan policy H12 specifically restricts curtilage extensions within the open countryside and thus this aspect of the proposal is considered contrary to Local Plan policies G1, ENV1 and H12, and section 11 of the NPPF.  

The application reasons that the main reason for the proposed new access is to provide a safer means of access.  Whilst the Highway Engineer acknowledges this, and accepts the proposed new access would lead to greater visibility, subject to a number of conditions, with the closure of the existing access being one, he dismisses the applicants comments regarding the new access would prevent people from accidently turning into the drive for Backridge House instead of turning in to the Backridge Farm business/ retail complex, as he is of the opinion that this problem is intermittent and consequently does not cause such significant or regular hazards to other road uses to warrant further consideration of this.  

Overall, I consider the proposed extension of curtilage and the creation of an altered vehicular access combined with the stone boundary wall would adversely affect the character, appearance and setting of the listed building, resulting in a loss of historic significance thus harm the landscape character and visual amenities of the Area of Outstanding Natural Beauty.  I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.
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