


	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0797
	[image: ]

	Date Inspected:
	29/09/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

		

	Development Description:
	Proposed extension/alteration to existing detached garage to form ancillary accommodation to existing dwelling, office space and plant room extension.

	Site Address/Location:
	Summerfield Horton-in-Craven Skipton Yorkshire BD23 3JT

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the extension/alteration of an existing detached garage to form ancillary living accommodation, office space and a plant room at Summerfield, Horton-in-Craven. The application property was formerly a barn that has been converted to a residential dwelling.

Summerfield is located in the open countryside in a location that is characterised by sporadic farmstead groups. Summerfield is closely related to the group of buildings at Horton Green Farm which are located on the opposite side of Green Lane. This group comprises traditional stone buildings and modern portal framed agricultural buildings. 

At present the property benefits from a detached double garage. The application proposes to extend the building significantly to include a first floor and an extension to the rear. The building would be increased by 1.8m at eaves and ridge height resulting in an overall height of 6.4m. The extension to the rear of the garage would measure 9.4m by 6.8m. The building would be faced with natural stone with Siberian larch cladding above, and a slate roof.

The building would provide an annex with living/dining room at ground floor and large bedroom and bathroom above. The proposed extension directly above the existing garage would be used as a home office.


	Principle of Development:
In principle the proposal to create self-contained annex accommodation is generally considered acceptable subject to the proposals providing only modest accommodation as required by Core Strategy Policy DMH5.

In terms of the annexe accommodation, the proposed building would provide a self-contained unit that would require no interaction between occupiers of the annex and the occupants of the main house. Whilst the annexe would provide only a single large bedroom, it would be generously proportioned and, in conjunction with the double garage and home office, would comprise a considerable addition of new residential floorspace.


	Design and Visual Appearance:
Key Statement EN2 and policies DMG1 and DME2 of the Core Strategy require that consideration is given to the design and visual appearance of new development, with a requirement that development is in keeping with the character of the landscape and that consideration be given to the relationship between buildings.

Whilst the site of the existing garage is screened from Green Lane to the front by non-native tree planting, there are several PROWs in the immediate area from which views of the proposed development could be gained. At present the non-agricultural buildings within the group (Summerfield and Horton Green Farm) are characterised by their traditional appearance and are of some considerable age. Whilst the former barn has undergone some change in its appearance, it still retains its inherent character.

The proposed extensions and alterations would result in a significant increase in the size and scale of the detached garage building such that it would be seen to compete with the main property and would result in a loss of openness that contributes to the setting of the building. The north-west elevation of the proposed building would include modern glazed openings and balcony with glass balustrade. This design would be at odds with the surroundings.

Historic England guidance, ‘Adapting Traditional Farm Buildings’, states that, ‘Whether contemporary in design or based on an existing structure, extensions and new buildings should be subordinate in scale and relate to the massing and character of the existing farmstead group. Maps, photographs and other historic images may record the scale, form and detail of significant lost buildings which can be considered for reconstruction.

Ideally new buildings can be sited on the footprint of lost buildings and/or be sensitive to the historic plan form, so careful thought needs to be given to their siting. The demolition of modern structures can allow space for a new extension, particularly if their removal enhances the group value.’

Considering the above, the proposed building would be too great in size and scale when compared with the main building and result in a loss of openness when compared with the historic site characteristics where the land surrounding the building was open agricultural land devoid of built form. The proposed design also fails to reflect the immediate context.


	Observations/Consideration of Matters Raised/Conclusion 
No objections have been raised by the County Highways Officer. 

It is noted that the application is not supported by any information to determine the impact of the development on protected species, namely bats. There is potential for bats to be impacted by the development due to the requirement to remove the existing garage roof.


	Conclusion:
Considering all the above, the proposed development would result in a large, bulky, and unsympathetic addition that would be harmful to the character, setting and visual amenities of the existing building and fails to respond positively to or enhance the immediate context contrary to Key Statement EN2 and policy DMG1 of the Ribble Valley Core Strategy.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposal, by virtue of its design, size and scale, would result in a bulky, unsympathetic and disproportionate addition that would be harmful to the character, setting and visual amenities of the existing building and fails to respond positively to or enhance the immediate context contrary to Key Statement EN2 and policies DMG1, DMH4 and DMH5 of the Ribble Valley Core Strategy.
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