
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/CMS

	Application No: 
	3/2010/0314/P

	Development Proposed:
	Conversion of barn to dwelling at Rakefoot Farm, Thornley Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments received at time of report preparation.

County Archaeology – No objection subject to imposition of conditions.

Environment Agency – N/A.

	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 H2 - Dwellings in the Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H12 - Curtilage Extensions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS4 – Planning for Sustainable Economic Growth.

PPS7 – Sustainable Development in Rural Areas.

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H12, H16 and H17 – Design unsympathetic to original form and character of the building and creation of extensive curtilage to the detriment of the visual amenities of the AONB.

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

	Consent is sought for the conversion of a stone barn to dwelling with integral annex accommodation.  The site lies within the AONB set approximately 416m to the south of Thornley Road accessed via a single width track.  The land rises in a southerly direction from the roadside with the farmhouse being set approximately 13m away from the barn (directly opposite) and a barn to its east has been converted to holiday accommodation.  There are existing agricultural buildings to the north of the barn.  There is also an extensive public right of way network in the immediate vicinity of the site.

In terms of the details of the application, the scheme proposes to demolish an existing brick lean-to on the northern elevation of the barn as well as some modern agricultural building in order to create a garden area.  The garden area extends roughly 25m beyond the rear building line of the barn and 32m to its west and thus proposes a sizeable area.  Whilst the land to the immediate north of the barn is presently covered by agricultural buildings and there is a small walled enclosure to the building, the remainder is purely Greenfield in nature.  The plans denote a driveway to the rear of the barn branching off the main site access track (approximately 3m in width) and formation of turning-head with three parking spaces.

In terms of physical alterations to the barn a recent fire has caused damage to the structure with part of the roof and internal features lost.  There are some existing window and door openings in the building but in the main these are at ground floor level.  The western gable would be revised by having its two doorways infilled from window openings and a new window position centrally at first floor.  The front (southern) elevation is that which has the majority of existing openings with a dominant full height cart door.  This scheme proposes two additional first floor windows and at ground floor only the retention of a small window with three other openings reconfigured and an additional window form to a shower/wc room.  The east gable remains as is utilizing a ground floor window opening with the rear undergoing the most fundamental changes.  The existing lean-to across its rear will be removed and having regard to evidence on site and the existing floor plan, it is clear that there are not many openings in this elevation.  A number of new openings at both ground and first floor are shown as is the formation of a cart door style opening which the plan states is the reinstatement of an existing opening but which was not obvious on site.

In terms of assessing the proposal it is important to have regards to the principle of development and amenity considerations – both visual and residential.

Principle of Development

Having regard to the principle of development I am mindful of the saved policies of the Districtwide Local Plan and PPS7.  The latter comments in paragraph 17 that: “Reuse for economic development purposes will usually be preferable, but residential conversions may be more appropriate in some locations, and for some types of building.”  PPS4 also supports the conversion and reuse of appropriately located and suitably constructed existing buildings in the countryside for economic development purposes.  The applicant has not submitted any information regarding seeking alternate uses for this building other than residential.  However in this particular instance, I am mindful of the building’s relationship with surrounding structures namely a dwelling approximately 13m facing and holiday let accommodation 4m to its east.  The proximity of these lead me to conclude that an employment use may not be the most suitable reuse of this building when considering the need to protect adjacent residential amenity.  Thus in accordance with PPS7 the residential reuse of the particular building is more appropriate than any economic development purpose but the requirement of saved local plan policies must still be met as follows.

Location

In terms of the location of the building to be converted (H15) I am of the opinion that given the relationship with the dwelling to the south and holiday accommodation to the east the building is seen to form part of an already defined group of buildings and thus is satisfactory.

Structural Condition

Adopted and saved plan policy requires the building to be structurally sound and a structural conversion assessment and method statement has been submitted in support of the application.  This notes that a recent fire has caused extensive structural damage but none of the existing barn external walls are to be demolished.  The roof has been lost over some of the building due to the fire but on the basis of the submitted information, it is considered that the building is structurally sound and capable of conversion.

Annex Accommodation
It is noted that the application details conversion to one dwelling with integral annex accommodation and on the basis of the amount of annex living space and linkage with main dwelling to be created, I am satisfied that the requirements of Policy H9 would be met.

Design Matters of Conversion
However it is with regard to the detailed design of the conversion works and associated curtilage that concern is raised, having regard to Policies H16 and H17.  Policy H16 requires that:

(a)
the building is structurally sound and capable of conversion for the proposed use without the need for extensive building or major alteration which would adversely affect the character or appearance of the building, the Council will require a structural survey submitted with all planning applications.  This should include plans of any rebuilding which is proposed.


Policy H17 offers guidance on design matters and requires the design of the conversion to be of a high standard and that the creation of a garden area should not harm the appearance of the area in which it is set.  The supporting text states:

(b)
new openings in walls


Agricultural buildings are characterised by a limited number of window and door openings.  Conversion to a single dwellinghouse is generally preferable to the creation of more than 1 dwelling, since this will involve fewer new window and door openings.  Apart from the wagon door openings, windows and doors are commonly small and insignificant on agricultural buildings.  In conversions, the type, proportion and detail of existing opening should be observed, the proportion and size of existing opening should also be taken into account when determining the accommodation to be provided within the building.

As stated, the scheme involves creating a significant amount of new window openings or remodelling of existing ones whereas the presumption should be in favour of maximising the use of the existing openings without changing their size and limiting formation of new ones.  The western gable is that which is most obvious on approach to the overall farmstead along the track leading from Thornley Road and is presently characterised by two doorways at either side at ground floor with a solid gable elsewhere.  The treatment of those and formation of a first floor picture window give a domestic treatment to the structure.  Similarly the front elevation has a dominant wagon door to the main barn with two workshops at its eastern end having an irregular pattern of openings at both ground and first floor.  The works involved in creating a four-bed dwelling with linked annex result in the need to again reconfigure that which exists and add new to standard domestic proportions.  The limited and irregular pattern/shape of openings that exist within the structure form a fundamental element of this former farm building’s character and give legibility to its original form and function.  The detailing shown would represent a major alteration to the fabric of the building which would aversely affect its character and appearance.  This is also evident on the rear elevation where again the building is characterised by a minimum number of openings and in order to accommodate the living space shown a significant amount of new openings shown.  All of these lead to a dissolution of the building’s historic fabric and would, I consider, prove detrimental to the visual amenities of the AONB in which the building is set.

Curtilage
With regard to the proposed curtilage area the Design and Access Statement accompanying this submission states that this is within the curtilage of the farmyard by the removal of a modern farm building and does not extend into the surrounding fields.  However the farm complex of buildings is only to the immediate rear of the barn with the land to the west and north west of the barn gable being grassland in appearance.  Thus just under half of the proposed curtilage area would be formed outside the clearly defined building complex.  A package treatment plant would be set within this area as well as the driveway/turning-head and parking space with no details given of any boundary treatment or landscaping of this large area.  On the basis of this I conclude that insufficient justification and detailed layout plans have been submitted of the proposed curtilage in order to reach any conclusion other than an encroachment into the surrounding countryside of this degree would harm the appearance of the area.

Residential Amenity
The final consideration is the relationship between the barn to be converted and other buildings in the immediate vicinity.  As stated there is the farmhouse directly opposite set approximately 13m away and holiday let accommodation to the east.  With regard to the latter the scheme makes use of an existing ground floor window to serve study and given the orientation of the buildings and nature of the occupation (holiday let and study room) on balance I do not consider that any significant detriment would be caused.

With regard to the farmhouse directly opposite, this is set on slightly higher ground than the barn with the plans denoting that the dominant wagon door would be fully glazed.  The house is off-set from the barn and thus it is only the wagon door and proposed first floor window to bedroom 4 that would face onto the farmhouse (the other windows facing over garden areas to the east of the farmhouse).  The design is such that the expanse of glazing in the wagon door serve a hallway at ground floor and void area above and the bedroom window does not directly face any window in the farmhouse.  Thus on residential amenity grounds I conclude the scheme is acceptable.

Therefore having very carefully considered the above I am of the opinion that whilst the principle of converting this rural building complies with saved local plan policies, it is with regards to the detailed design of conversion works and formation of curtilage that conflict arises.  The scheme put forward would be to the detriment of the character and appearance of this traditional building and would prove harmful to the visual amenities of the AONB in which it is set.  For these reasons it should be resisted.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 26 May 2010
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