
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/MN

	Application No: 
	3/2005/0899/P

	Development Proposed:
	Conversion of three barns into dwellings, erection of farm office and store/workshop and two farm buildings at Wheatley Farm, Four Acre Lane, Longridge 

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that previously approved improvements to the junction of Four Acre Lane with the main Longridge to Chipping Road are not shown in this application.  The County Surveyor says that the application should, therefore, be refused, or a Grampian condition should be imposed on any permission to require such improvements.  The County Surveyor also says that satisfactory access, parking and manoeuvring facilities are not shown in relation to two of the proposed barn conversions.

Environment Directorate (County Archaeologist) – Recommends that a condition be imposed on any planning permission to require the implementation of a programme of building recording and analysis.  

Lancashire County Council Land Agency Manager – The Land Agency Manager concludes that the proposal to increase the dairy herd by 25 cows and the breeding flock by 15 ewes represents a minimal expansion which, in his opinion, would not greatly enhance the agricultural operations.  (As such, the proposed conversion of three barns into dwellings would not be justified under Section 3.4 of the Interim Supplementary Planning Guidance – Housing).  



	CONSULTATIONS: Nearby Residents

	In a letter dated 5 November 2005, a nearby resident expressed concerns about  inaccuracies and lack of clarity in the submitted application drawings (I had a subsequent meeting with this resident and explained the proposal to him.  At the meeting, he said that his sole objection to the proposals related to highway safety because of the increased use of the narrow Four Acre Lane).  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Interim Supplementary Planning Guidance – Housing.

Ribble Valley Districtwide Local Plan Alterations Review First Deposit Edition.

Policy 12 – Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	Supplementary Planning Guidance – Housing, Alterations Review and Policy 12 Joint Lancashire Structure Plan – the proposal would contribute to the housing over supply.  Policy G1 – visual amenity and highway safety.  Policy G5 – inappropriate residential development outside any Settlement Boundary. Policies Env1 and H17 – visual amenity.



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

	The application seeks permission for the conversion of three barns into dwellings.  The application is submitted on the basis that the proceeds from the sale of the barn (with planning permission for conversion) would be used to provide for continued and enhanced agricultural operations and environmental improvements (ie the justification in Section 3.4 of the Interim Supplementary Planning Guidance – Housing).

The other agricultural buildings which are proposed in the application represent part of the proposed improvements/enhancement of the agricultural operations.

The County Land Agency Manager considers that the need for some of the proposed agricultural buildings only results from the proposed conversion of the existing agricultural buildings.  He does not consider the proposed office/chemical store to be essential to the agricultural enterprise, commenting that office facilities are often provided inside the farmhouse.  He also considers the proposed relatively small increase in livestock numbers to be so minimal that it would not greatly enhance the agricultural operations.  In view of these conclusions (which I consider to be well founded) the proposed conversion of three barns into dwellings could not be justified by Section 3.4 of the Interim Supplementary Planning Guidance – Housing.  In these circumstances, the proposal would represent inappropriate development outside any Settlement Boundary contrary to Policy G5 of the Local Plan, and would also add to the over provision of housing in the Borough contrary to the various relevant policies of the Structure Plan and the Local Plan, and the Interim Supplementary Planning Guidance – Housing.

Additionally, the County Highway Engineer also referred to various omissions from the proposed development which would have resulted in detriment to highway safety.  These comments represent two further reasons for refusal of the application.

  Finally, the proposed conversions, without adequate agricultural justification would be detrimental to the appearance and character of the AONB contrary to Policy ENV1 of the Local Plan; and the detached garage at Lea Barn would represent an unnecessary and inappropriate addition to the built form in this rural location contrary to Policies G1, ENV1 and H17.

Having given careful consideration to the consultation response from the Land Agency Manager, I do not consider there to be any amendments to the proposed development which would make this application acceptable when considered under the relevant Planning Policies and Supplementary Planning Guidance.  I can, therefore, see no point in delaying a decision on this application in order to allow for any further discussions with the applicants and/or their agent.  I, therefore, recommend that planning permission be refused for the reasons outlined above.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 24 NOVEMBER 2005 
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