
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref:  CS/JS

	Application No: 
	3/2008/0183/P

	Development Proposed:
	Conversion of barn to affordable dwelling at The Barn at Croasdale Farm, Whinney Lane, Langho

	CONSULTATIONS: Parish/Town Council

	Parish  Council – We have sympathy with this application as it represents an attempt by a key worker (school teacher) to get onto the property ladder at reasonable cost;  it also concerns a barn that is tucked away behind existing properties and relates well to other farm buildings.  Though it would not properly qualify as an infill site it would make a negligible extension to the Langho settlement boundary.  We welcome the willingness to sign a Section 106 Agreement to safeguard its affordable status.  

However, we have significant reservations and table these as objections so that the application receives full consideration.  The barn is in the Green Belt, where the creation of an additional dwelling is against current policies; this also applies to the construction of a new access road, which would be somewhat intrusive.  Finally, we have inspected the barn and have concerns as to whether its structural condition would allow it to be converted without breaching the Council’s policy on the maximum proportion of rebuilding allowed.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to the proposed improvement to the access arrangements for No. 3 Whinney Lane and continued through to the barn (No. 11) at the rear of No. 9.  Due to poor visibility, he could not agree to the use of the existing access between Nos. 9 and 15 Whinney Lane to serve the proposed development.  

County Archaeologist:  Recommends a condition to require the implementation of a programme of building recording and analysis.  



	CONSULTATIONS: Additional Representations

	Two letters have been received from adjoining residents who object to the application for the following reasons:

1.
    Contrary to Policy ENV4 of the Local Plan which restricts development in the Green Belt. 

2.   The need for affordable housing has been cited by the applicant as the reason for the 



application.  However, I feel that the recently approved Affordable Housing Scheme at 
Petre Wood Farm adequately satisfies this need.  That development is also on 
brownfield land whereas this barn is in the Green Belt.

3.
The proposed access track immediately adjoining the rear boundaries of Nos. 3, 5, 7 and 
9 Whinney Lane 
would create noise disturbance and adversely affect the privacy of 
those properties.

4.
The access would have poor visibility and would be dangerous. 

5.
Access either through Croasdale Farm or between Nos. 9 and 11 would have less 
harmful effects on the neighbours.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3 and ENV4- Detrimental to the openness of the Green Belt, urbanisation of the open countryside and detriment to the privacy and amenities of nearby residents.



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

	The application relates to a barn within the Green Belt just outside the settlement boundary of Langho.  

Permission is sought for its conversion into a two bedroomed “affordable” dwelling to be occupied by the applicant who presently lives with his parents and brother at the adjacent Croasdale Farm, which is a working farm.  In the Design and Access Statement it is stated that it is the applicant’s desire to leave home and provide a home for himself and his partner whilst remaining near to his family but he is unable to afford even a modest sized family home in the area;  and that the applicant is willing to accept a restriction via a Section 106 Agreement limiting the occupancy and the retail value of the proposed dwelling in order to ensure that it is affordable now and remains so in the future.  The applicant’s agent considers that the proposed development would, in this way, provide a two bedroomed unit, and that there is a short fall of 59 such units as identified by the Housing Needs Survey for Billington and Langho.  She considers that the proposal therefore satisfies Policies H2, H20 and H21 of the Local Plan.  

Through oral consultations with the Local Planning Manager and the County Planning Officer, it has been confirmed that the provision of an affordable dwelling in this way for the applicant’s own use would comply with the relevant policies concerning housing provision.

A conversion assessment and method statement submitted with the application concludes that the barn is suitable for conversion without needing major rebuilding.  This satisfies Policy H16 of the Local Plan.

The conversion has been relatively well designed using existing openings throughout and keeping new openings to a minimal.  New windows and doors are to be in timber with stone heads and sills.  The curtilage is to be defined by a new dry stone wall.  These details are also acceptable and in accordance with the relevant Local Plan policies.  

The proposed access has been agreed with the County Surveyor as being the safest option of a number of alternatives and also providing an alternative access to Croasdale Farm and a much improved access to the existing bungalow, No. 3 Whinney Lane (which is in the same family ownership).


This particular route to the barn, however, passes very close to the rear boundaries of three other dwellings (which are in separate ownership).  These dwellings presently adjoin a field containing a stone barn which is within the Green Belt.  The amenities which the occupiers of those properties might reasonably expect to enjoy should be commensurate with such a location.  To impose upon them an access track to a dwelling so close to their boundaries, plus the activity which would result from the occupation of the dwelling and the use of its curtilage would, in my opinion, be seriously detrimental to the privacy and general residential amenities of those dwellings.  This would be contrary to Policy G1 of the Local Plan and in my opinion represents a sustainable reason for refusal of the application.  

Through the formation of a curtilage and the access track etc, the development would also lead to the urbanisation of land which is just outside the settlement boundary and within the Green Belt.  As such, I consider the proposal, to be contrary to Policy ENV3 of the Local Plan in that it would be harmful to the landscape character of the area.  In my opinion, this represents a second reason for refusal of the application.  

Any proposed alternative route for the access to the proposed dwelling which was further away from the existing dwellings would further detract from the openness and character of the locality.  

Notwithstanding that the application might satisfy the relevant policies concerned with the principle of the development, I consider that planning permission should be refused due to the detailed development control considerations as described above.  

I therefore recommend accordingly. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 11 April 2008





TELEPHONE CLLRS:  YES 
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