Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0729

	Development Proposed:
	Demolition of redundant agricultural sheds. Conversion and extension of existing barns to 1no. new dwelling and improvements to existing access at Lawson House Farm, Bolton-by-Bowland Road, Sawley.

	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received.

	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 – Unsympathetic alterations 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. 

Three applications for the conversion of the barns at the site have been previously submitted and determined as follows:

· 3/2010/0093 – Demolition of redundant agricultural sheds and conversion and extension of existing barn into 3 no. dwellings with improvements to existing access. Refused 31st March 2010.

· 3/2010/0436 – Demolition of redundant agricultural sheds.  Conversion and extension of existing barns to 2no. new dwellings and improvements to existing access (Resubmission). Approved with Conditions 11th August 2010.

· 3/2010/0750 - Demolition of redundant agricultural sheds. Conversion and extension of existing barns to form one new residential dwelling. Improvements to the existing access. Approved with Conditions 1st November 2010.

Permission is again sought for the conversion of the existing barns into one dwelling. No alteration is to be made to the footprint or overall height of the main barn from that which was previously approved. The main alterations to the scheme include the following:

· The insertion of three rooflights to the northern roofslope. Introduction of a large glazed opening to the centre of the northern elevation with windows to either side at first floor level.

· The roof design of the existing agricultural shippon to the north-eastern corner of the main barn is to be amended from a mono-pitch roof to a pitched roof.

· The insertion of two additional windows at first floor level and the enlargement of openings at ground floor level to the eastern elevation of the building.

· Additional openings to both ground and first floor level to the southern elevation of the main barn and the enlargement of a previously approved rooflight to the roof of the lean-to extension.

· Amendments to the location of boundary walls.

As the principle of conversion has been established by virtue of the approval of previous schemes it is detail of design that warrants consideration in the determination of this application. Previous submissions have been approved on the basis that they have sought to address the number of new window openings through the retention and utilisation of former openings, identified by the presence of lintels, which ensures the maintenance of the intrinsic character of this traditional farm building. Secondary windows had been removed at first floor level and any new window openings were sympathetically placed and designed to ensure that they remain small and insignificant so as to ensure that they compliment the building.

The amendments to the application as outlined above introduce additional openings and design features to the scheme, which are not original or in-keeping with the traditional appearance of the barn. Policy H17 states that ‘traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion’ and in relation to new openings in walls that ‘agricultural buildings are characterised by a limited number of window and door openings. Windows and doors are commonly small and insignificant’. The objective is to provide accommodation without the need for additional extensions and alterations, which would harm the character or appearance of the building. The proposed pitched roof design of the attached shippon to the north-eastern corner of the building, and the large glazed opening to the northern elevation are wholly new additions to the main barn and thus detract from its visual appearance.  In addition, rather than retaining the simplistic form of the building to its most prominent eastern elevation, windows have been inserted at first floor level thus resulting in a building that will appear wholly domesticated in appearance rather than as a sympathetic conversion scheme.

I therefore consider that the detailed design of the proposed conversion scheme which includes the alteration to the original roof design of attached buildings, the amount of new door and window openings and the additional floor to ceiling glazing on the northern 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.  As a result the development will detract from the appearance of the natural environment and will neither, protect, conserve or enhance this area of Area of Outstanding Natural beauty contrary to Policy ENV1 of the Ribble Valley Districtwide Local Plan.

I note that the agent has submitted details of other barn conversions within the Borough. Some of these schemes may have been approved prior to the adoption of the Ribble Valley Districtwide Local Plan and the determination of this application is based on its own merits.

It is for the above reasons that I consider the proposed alterations to the previously approved scheme 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.


DATE INSPECTED: 























