
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0093

	Development Proposed:
	Demolition of redundant agricultural sheds and conversion and extension of existing barns into 3no. new dwellings, with improvements to existing access at Lawson House Farm, Bolton-by-Bowland.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – No objection to the application in principle on highway safety grounds.

	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 H15 – Building Conversions – Location

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters

PPS1 – Sustainable Development

PPS3 – Housing

RVBC Affordable Housing Memorandum of Understanding

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H15, H17 & H18 - Over intensive development detracting from the original character of the barn to the detriment of the visual amenity of the Area of Outstanding Natural Beauty.

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

	The application relates to Lawson House Farm, Bolton-by-Bowland, which is situated outside of any defined settlement boundary in an Area of Outstanding Natural Beauty approx. 0.3 miles from the main settlement of Sawley. The farm is accessed via an existing approx. 260m metre long track from the Bolton-by-Bowland road.

The site comprises of an existing farmhouse to the south-western side of the farmstead, two attached barns and a series of attached and detached farm buildings. 

Permission is sought for the conversion of the existing barns into three dwellings. Works are to include the removal of all existing detached farm buildings and those attached to the existing barn to facilitate approx. 1.5m high walled landscaped areas for each of the three properties and a new driveway to run from east to west to the side of the barn, and in front of the existing farmhouse to facilitate property numbers 1 and 3, with a second access to run southwards from the end of the existing track to facilitate property no. 2. In addition, the access to the site is to be re-positioned and widened slightly in order to aid visibility and further landscaping will be made to the site with the provision of tree planting to parts of the access track and planting around the barn.

Additional built development to the site is to include a detached double garage approx. 2.8 metres east of the barn with approx. dimensions of 9m x 7m x 4.5m in height to accommodate property no. 2, an attached two-storey extension to the north of the barn with approx. dimensions of 10m x 7.2m x 5.7m in height to provide additional accommodation for property no. 1 and lastly two attached garage buildings to facilitate four cars for both property nos. 1 and 3 with approx. dimensions of 16.5m x 6.6m x 5m in height. Materials to be used in their construction are reclaimed random stone to the walls with blue slate to the roof to match the materials of the existing barn with painted timber doors and windows.

The barns form part of an existing group of buildings and 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 H15 and H16 of the Local Plan.

With regards to the principle of conversion of the barn into three dwellings as the development is outside a main settlement Policy G5 of the Districtwide Local Plan applies which states that outside the main settlement boundaries and village boundaries planning consent will only be granted for various uses in which criteria v) states ‘other small scale uses appropriate to a rural area which conform to the policies of the plan’. I consider therefore that the proposal in principle conforms to Policy G5 subject to other detailed policies in the Districtwide Local Plan.

The Councils ‘Affordable Housing Memorandum of Understanding’ requires that for housing provision of 3 or more dwellings (or sites of 0.1 hectares or more irrespective of the number of dwellings) outside of a main settlement the council will seek 30% affordable units on the site. The applicant has stated that the conversion will accommodate three market houses with no provision of affordable housing. As 30% of three dwellings is 0.9 i.e. less than one dwelling I consider that the provision of affordable housing on this site is not appropriate in this case.

The main considerations in the determination of this application are the principle of development, its compliance with the Councils adopted policies on barn conversions in respect of design in particular and whether it would have a damaging effect on the landscape quality of this part of the Area of Outstanding Natural Beauty.

Policy ENV1 of the Districtwide Local Plan states that development should contribute to the conservation of the natural beauty of the area – ‘the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal’ and Policy G1 (a) states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. 

The conversion of the two barns into three dwellings I consider to be over-intensive, as the level of development (which equates to a detached garage, further extensions to the barn, and garden curtilage) will neither protect, conserve nor enhance the natural environment. Policy H15 of the Districtwide Local Plan states that ‘the local landscape can be damaged and a degree of urbanisation imposed upon an otherwise wholly rural view. This is linked to additional factors such as garden areas, car parking facilities, garaging….which are totally out of keeping within the rural setting of the building’.I consider that the additional built form to the site will result in development which will be predominantly surburban in nature to the detriment of the visual amenity of the area and the character of the traditional barn contrary to Policy ENV1 of the Districtwide Local Plan. 

Turning to the design issues of the barn conversion Policy ENV1 states that ‘where possible new development will be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build’ and Policy H16 of the Districtwide Local Plan states that conversions of buildings to dwellings will be granted providing ‘the building is of sufficient size to provide for minimal living accommodation without the need for further extensions which would harm the character or appearance of the building’. The whole of the main barn will be utilised as part of the conversion, however further substantial extensions to the barn are detailed in the application which includes an attached two-storey extension to the north and attached garage buildings to the west of the barn with additional detached garage to the east. I consider that the design of the two-storey extension to the north of the barn and the attached garaging to the west do not reflect the traditional form of the barn but will result in a wholly modern extension akin to that of a large detached dwelling. 

Policy H17 states that ‘traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion’I and in relation to new openings in walls that ‘windows and doors are commonly small and insignificant’. I consider that the detailed design of the conversion including the amount of new door and window openings and the substantial floor to ceiling glazing on the north elevation of the barn is not in keeping with ‘local tradition’ and will in fact devalue the character of the traditional barn building, contrary to policy H17 of the Districtwide Local Plan.

It is for the above reasons that I consider the proposal would not reflect the traditional form and character of the barn and as a result would have an adverse impact on the visual qualities of the AONB, an area which, as stated in paragraph 21. of PPS7 ‘as having the highest status of protection in relation to landscape quality and scenic beauty’

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.
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