Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0790

	Development Proposed:
	Proposed conversion of a redundant field barn into residential use at Jacksons Barn, Sawley Road, Sawley.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received at the time of writing this report.

County Archaeology – Jacksons Barn is a non-designated heritage asset and is therefore of some historical interest.

Environment Agency – No objection in principle to the proposed development.

United Utilities – No objection.

	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 H15 – Building Conversions – Location

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters

PPS1 – Sustainable Development

PPS3 – Housing

PPS5 – Planning for the Historic Environment.

PPS7 – Sustainable Development in Rural Areas.

	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV1, H2, H15, H16, H17, and PPS1: Sustainable Development, PPS3: Housing, PPS5: Planning for the Historic Environment and PPS7: Sustainable Development in Rural Areas – unsustainable location for the creation of a new dwelling and contrary to Local Plan Policy, with potentially detrimental effects upon the appearance of the historic barn and character of the locality.

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

	The application relates to Jacksons Barn, an isolated traditional stone built agricultural barn surrounded by pasture and meadowland, with a modern attached corrugated building to its eastern gable elevation, located 350 metres north outside of the main settlement of Sawley within an Area of Outstanding Natural Beauty. The western gable elevation of the building fronts Sawley Road and as the landform which surrounds the barn is a floodplain, the barn is very visually prominent within the landscape when travelling in both directions on Sawley Road and especially when travelling northwards on Sawley Bridge.

Permission is sought to demolish the existing corrugated agricultural building to the eastern gable elevation of the building and convert the main barn into a three-bed residential dwelling. The main barn measures 10.6m x 7.4m, measuring a maximum of 7.1m in height to the ridge. The most significant proposed alteration to the main barn is to increase the ridge height by 1.6 metres resulting in the overall height of the main barn being 8.7 metres in height. As a result of this aspect of the works, and that the floor level of the building is to be increased, windows that are to be inserted do not reflect the original position of historic window openings to the barn.

There is an existing open doorway as well as evidence of a blocked doorway to the southern elevation of the main barn. Due to the proposed increase to the floor level of the building two new fully glazed openings are to be inserted in roughly the same position and dimensions of what appear to be original openings to the barn. However they are to be approx. 1.3m above the existing external floor level and therefore will not appear in the same position as the original openings. Two solar panels are to be proposed to the southern roofslope of the building with the addition of three velux rooflights. There is evidence of a cart door entrance to the centre of the northern elevation of the building, which has been blocked up, and modern stone lintels have been inserted to the centre of this historic opening. It is proposed to widen the existing opening and to insert a fully glazed window measuring 2.5m x 2m with three velux rooflights inserted to the northern roofslope. There is evidence of two openings to the eastern gable elevation of the building and it is proposed to insert two glazed windows to reflect what was there originally. However again, as the ridge height is to be increased they will not match their original position on the building. Lastly a new glazed window is to be inserted to the western gable elevation of the barn.

In order to access the southern elevation of the building as a result of increasing the finished floor level of the building a raised decked area is proposed in front of this elevation measuring 9.8m x 3.8m. Whilst details have not been submitted of the precise design details of this decking area, or the materials used it can be assumed that due to the position of the doors to the southern elevation the height of the decking area from the existing ground floor level will be over 1m in height.

Existing hedgerows and access to the western boundary of the site are to be maintained. The existing walled area to the south of the main barn is to be retained for the parking of vehicles with the wall nearest the highway being reduced to 1m in height. A post and rail fence has been erected to the north and south of the main barn in order to distinguish the extent of residential curtilage. To the north of the barn the curtilage is to extend by 8.5 metres, to the east of the barn by 10.2 metres and to the south by a maximum of 48.2 metres and it is proposed to plant a new native hedgerow behind the full extent of the fence.

The main considerations in the determination of this application is the principle of converting the barn in this location, impact of the proposed works upon the visual appearance of the barn and this Area of Outstanding Natural Beauty and any impact upon highway safety and the amenity of neighbouring residents.

With regards to the latter, the existing barn is located in a relatively isolated position with no buildings within its immediate surroundings. The nearest residential property is located over 240 metres south-west of the barn. Therefore any impact of the development upon the amenity of neighbouring residents will be minimal. No observations have been received from the County Surveyor at the time of writing this report.

With regards to the principle of converting the barn to a residential property Policy G5 of the Ribble Valley Districtwide Local Plan outlines a number of criteria that should be met if development is to be approved outside the main settlement and village boundaries. These include those that are essential to the local economy or the social well being of the area; or other small-scale uses appropriate to a rural area, which conform to the policies of this plan. 

Policy H2 relates to the formation of dwellings in the open countryside and allows for ‘the appropriate conversion of buildings to dwellings provided they are suitably located and their form, bulk and general design are in keeping with their surroundings’. Policy Statement 1: Delivering Sustainable Development (PPS1) states that ‘the Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as whole.’
As the proposal specifically relates to the creation of one dwelling, the National Planning Policy Statement 3: Housing (PPS3) must also be considered.  Paragraph 72 of PPS3 states that, where Local Planning Authorities cannot demonstrate a five-year supply of deliverable housing land (which is the current situation in Ribble Valley) paragraph 69 should be considered in deciding planning applications.  Therefore, in assessing the proposals in relation to paragraph 69, Local Planning Authorities should consider amongst other things ‘the suitability of a site for housing, including its environmental sustainability’.

Ministerial advice on development in the countryside is contained within Policy Statement 7: Sustainable Development in Rural Areas (PPS7) which states that ‘the Government’s policy is to support the re-use of appropriately located and suitably constructed existing buildings in the countryside where this would meet sustainable development objectives. Criteria for such development should take into account the potential impact on the countryside and landscape and wildlife and the need to preserve, or the desirability of preserving, buildings of historic or architectural importance or interest, or which otherwise contribute to local character’.

The barn is viewed as an isolated building within its immediate surroundings and is not within an established group of buildings. Therefore the building is not considered to be in a suitable or sustainable location for housing, contrary to bullet point 3 of paragraph 69 of PPS3. It is also considered that due to the visual prominence of the building, its isolation and the potential harm upon the preservation of a historic and traditional farm building, which makes a significant contribution to the local character of this Area of Outstanding Natural Beauty the proposal is contrary to the criteria set out in the above local and national policies.

With regards to the detailed design of the scheme Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affects the amenities of the surrounding area’, and also that ‘particular emphasis will be placed upon visual appearance. Development should be sympathetic to existing land uses in terms of its size and nature’. PPS1 states that ‘design which fails to take the opportunities available for improving the character and quality of an area should not be accepted’. 
Policies H15, H16 and H17 of the Districtiwide Local Plan provide more detailed criteria with respect to the conversion of barns. The explanatory text to Policy H15 states that “conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable. Problems arise however where isolated buildings in the landscape such as barns are proposed for conversion. In determining applications for reuse of the building the Council will have regard to the contribution the building makes to the AONB and the effect any such proposal would have on the natural beauty of the area’.

Policy H17 discusses the importance of good design to protect the rural environment. It notes more specifically that ‘Planning permission for the conversion of buildings will be granted providing the design is of a high standard, in keeping with local tradition, particularly in terms of materials, geometric window form and window and door openings’. This policy 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. Supporting text to Policy H17 states that ‘conversions should be carried out without changing their character and by recognising [their] principal features; and that these are not new buildings, they are conversions of special buildings and this should be reflected in the final scheme. Even once occupied as a dwelling, the host building should not shed its history as a converted farm building.

It is considered that the conversion scheme is wholly unsympathetic to the traditional appearance of the barn. The barn is of simplistic appearance with minimal openings with a dominant and unbroken roofslope. The proposed window and door openings to the northern and southern elevation of the barn due to their size, design and position on the barn at a higher level than the location of the original historic openings (due to the increase in floor level) are modern in appearance, rather than in-keeping with local tradition, and will not appear ‘small and insignificant’. A view which is supported by English Heritage in their publication ‘The Conversion of Traditional Farm Buildings: A guide to good practice’ which states that ‘if a new opening is to be inserted the correct proportions and detailing are a crucial aspect of the design. Standard ‘domestic style’ windows can have a very adverse impact on the majority of farm buildings’.

The existing rooflights to the barn appear insignificant and as such the roofslope appears as the dominant feature within the landscape and makes a positive contribution to the appearance of this traditional barn. Policy H17 of the Districtwide Local Plan states that ‘the single most important feature of a traditional farm building is the roof. Large unbroken roof slopes are a characteristic within the Borough which should be respected’. It is considered that the insertion of rooflights and solar panels to the roofslope will significantly detract from the visual appearance of the barn.

The western gable elevation of the barn directly fronts the highway and is currently unaltered by the insertion of any window or doors. By introducing a window at first floor level to this elevation the simplistic form of the barn with characteristic blank elevations will be diluted, thus contributing to its appearance as a more domesticated building rather than as a traditional barn conversion.

The proposed raised decking area to the southern elevation of the building is considered to be a wholly inappropriate addition within this rural location and will not reflect or be in-keeping with the traditional appearance of the barn.

The supporting information included in the application states that ‘it is considered that there will be little loss of features and minimal changes to the character of the building by the proposed conversion. The design has taken care to respect the principle features including the original roof structure’. English Heritage in their publication ‘The Conversion of Traditional Farm Buildings: A guide to good practice’ states that ‘with any conversion or adaptation there is a balance to be struck between incorporating the practical requirements of a new use and protecting the special character and significance of the farm building and its setting. Retention of as much historic fabric as possible is therefore a fundamental part of any good conversion’. I consider that raising the roof of the barn by 1.6 metres will fundamentally affect the original, and traditional appearance of the barn as viewed within the landscape. Whilst the supporting information states that the original roof trusses will be retained as part of the scheme, having spoken to a Building Inspector I have serious concern that the work involved in raising the roof will significantly affect the integrity of original roof trusses as the majority of which will have to be removed as part of the works, thus increasing the chances of damage. Therefore the historic fabric of the building may be significantly affected by the scheme.  

The building is considered to be a Heritage Asset (see PPS5) and of historical interest, showing the development of the building in response to changing agricultural practices. Therefore in addition to works detracting from the character and appearance of a traditional barn, which makes a positive contribution to the landscape, works will also affect the significance of this historic building. Observations from County Archaeology confirm that the building is recorded as Cow Lathe on the 1st edition Ordnance Survey, 1:10560 map, surveyed in 1847 and from the information submitted as part of the application suggest that the building may date to the 1800s, although the truss arrangement and use of quoins could suggest a slightly earlier late 18th century date. The concluding remark is that ‘the proposed conversion will have a significant impact on the historic character and appearance of the building, and may result in the loss of some historic fabric’, therefore the building should be recorded. 

Policy HE7.4 of Policy Statement 5: Planning for the Historic Environment (PPS5) requires authorities to consider sustaining and the enhancement of the significance of heritage assets, and of the consideration of the positive role of heritage assets in place-shaping. Policy HE 9.1 states that: there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification’.

Therefore with regards to the proposed alterations to the barn it is considered that due to their size, design and position on this prominent building the intrinsic agricultural character of the building will be undermined. Diluting the appearance and character of the building as a former agricultural building and would reduce its appearance to that of a conventional dwelling contrary to Policy G1, H15, H16 and H17 of the Ribble Valley Districtwide Local Plan and policies contained within PPS1 and PPS5.

The isolated roadside barn is a traditional feature within the Area of Outstanding Natural Beauty and needs protecting from inappropriate development. These areas have ‘the highest status of protection in relation to landscape quality and scenic beauty’ (para. 21 of PPS7) and are designated to conserve our most significant natural and historic landscapes. As the works will significantly detract from the appearance of the barn the development will neither protect, conserve or enhance the landscape area but devalue the character and appearance of this rural landscape contrary to Policy ENV1 of the Ribble Valley Districtwide Local Plan. 
I consider that the extent of proposed residential curtilage that surrounds the building is disproportionate to the size of the building. The use of this area immediately surrounding the building as domestic curtilage and associated activities in association with a permanent dwelling could result in potential damage to the rural nature of the area as a result of domestic paraphernalia. A degree of urbanisation will be imposed upon an otherwise wholly rural view. This aspect of the proposal is considered contrary to Policy H17 of the Districtwide Local Plan which states that ‘traditional farm buildings are generally associated with yards or open field locations. In order to maintain the agricultural character of converted buildings in their new use, they should retain their open setting’. 

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



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 05/12/2011























