Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0089

	Development Proposed:
	Proposed conversion of a barn to residential unit at Lanshaw Barn, Woodhouse Lane, Slaidburn, BB7 3AH

	CONSULTATIONS: Parish/Town Council

	Slaidburn and Easington Parish Council – No Objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The Highway Engineer notes that the submitted plans do not show the access and parking/ turning areas in any detail.  Although this is the case no objections are raised as the County Surveyor is satisfied that all highway concerns can be addressed by the use of suitable conditions.

Environment Agency – No Objections.

	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

National Planning Policy Framework

Best Practice Guide on the Conversion of Agricultural Buildings (English Heritage)

	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1 and H17 of the Districtwide Local Plan and the NPPF, by virtue of the size and position of the rooflights, the cumulative impact of further window openings, and the treatment of existing openings, is unsympathetic to the building's historic character and appearance. Approval would thus be detrimental to the building’s historic fabric, its setting, and the visual amenities of the Area of Outstanding Natural Beauty.

Policies H16 and ENV1 - Extent of rebuild would be tantamount to a new dwelling in the AONB without special justification and as such would be to the detriment of the visual amenities of the locality. Given the buildings isolated location it would also result in the creation of a dwelling in an unsustainable location and as such be contrary to Paragraph 55 of the NPPF.

Policies G1, ENV1 and H17 - harmful effect from the likely impact of domestic paraphernalia such as sheds, washing lines, children's play equipment and fence lines on this part of the open countryside representing an urban encroachment to the detriment of the surrounding countryside and the setting of the field barn.  

If allowed the development would set a dangerous precedent for the acceptance of similar unsympathetic proposals destroying the character and appearance of other barn conversions which would be both contrary to policy and to the detriment of the visual amenities of the AONB.

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

	The application relates to Lanshaw Barn, an isolated traditional stone built agricultural field barn surrounded by open fields, located 100 metres north of Lanshaw Farm located on the west side of Woodhouse Lane.  The barn is located within the Forest of Bowland Area of Outstanding Natural Beauty. The western elevation of the building fronts Woodhouse Lane and as the landform which surrounds the barn is relatively flat, the barn, seen in isolation, is visually prominent within the landscape when travelling in both directions on Woodhouse Lane.

Permission is sought to convert this roadside barn and its lean-to addition to a residential dwelling, with the creation of a parking area.  The extent of residential curtilage proposed was unclear from the information submitted, as is the detailed parking provision.  A revised location plan has been received, dated the 19 September 2012, showing the curtilage extending across the field to a brook, a distance of approximately 59m and northwards by approximately 41m, however, the proposed parking area/ areas of hardstanding is still unknown. 

The main considerations in the determination of this application is the principle of converting the barn in this location, the heritage significance of the building, visual amenity, residential amenity, protected species and highway safety.

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 boroughs 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’. Policies H15, H16 and H17 of the Districtwide 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”. 

Although the applicant’s, within the Heritage Statement, claim that the barn in question is not isolated, as its location matches the “pepper potting of dwellings along Woodhouse Lane”, I disagree, what we have here is a roadside field barn that is surrounded by fields on all sides (albeit the road).  Isolated field barns are a common feature of the Forest of Bowland Area of Outstanding Natural Beauty which contribute greatly to the landscape quality of the AONB.  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 new dwellings.  As such, the proposal is not acceptable in locational terms and should, in the first instance, be refused on this basis.  

If the principle of development was considered acceptable other policies in the Plan must also be considered.  Policy H16 of the Plan concerns itself with the building to be converted and in order for proposals to be acceptable, requires, amongst other things, that the building is structurally sound and capable of conversion without the need for extensive building or major alterations.  The supporting text to this policy says; “The property must be capable of a satisfactory conversion without the need for major demolition or rebuilding works.  This is because such development is the equivalent of building a wholly new building.  This would not normally be allowed in the rural areas of the borough”.  The Policy requires the submission of a structural survey to be submitted which should include plans of any rebuilding which is proposed in order to assess this.  A structural survey, dated the 15 August 2011, over 12 months ago, carried out by D.J. Lingard & Associates has been included in the submission.  The submission, however, does not include drawings of those parts of the barn which will require structural remediation.  Notwithstanding this, within the Heritage Statement submitted, the Agent states that the conversion would involve a 33% re-build.  Where this figure has been obtained from is unclear.  The structural survey suggests that the part of the barn with the cat slide roof on the front elevation would need to be taken down and rebuilt, as would the area above the large wagon door opening on the front elevation.  The westerly wall (the rear) of the existing lean-to extension also requires rebuilding.  The main walls of the barn show signs of cracking requiring remedial work, and some roof trusses also need replacing, as does the collapsed roof.  There is no indication within the Structural Survey, or within the plans submitted, as to the percentage of rebuilding required in order to make the barn habitable. Moreover, given the age of the structural survey and that the barn is open to the elements, given its partially missing roof, It could be that further deterioration has occurred and the works required would/ could be equivalent to building a wholly new building, contrary to the aims of the policy.  That said, I am mindful of advice contained in the NPPF, which advises that development with disused buildings could be considered appropriate, but I consider that this would no longer be a reuse of a rural building, but in essence the creation of a new dwelling in an unsustainable location given its relative isolation in the Area of Outstanding Natural Beauty.  As such, I consider that this is contrary to paragraph 55 of the NPPF as it will be an isolated house in the countryside and that there is no specific or special circumstance to grant such a building if it is now to be interpreted as a new dwelling rather than a conversion.  

Further in the supporting text of Policy H15, it says; “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 ENV1 of the Local Plan specifically relates to the Area of Outstanding Natural Beauty and states; “The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal”.  

Policy H17 concerns itself with the design principles to be taken into account in both the original works of conversion of barns to dwellings and any subsequent additions/ alterations and states that ‘traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion’.   

With regards the proposal before me, I have the following concerns:  

Given the open setting of this field barn, three of the barns four elevations (South, West and East) are highly visible from PROW no. 9 in the Parish of Slaidburn and Easington.  Elevations North, South and West are seen from Woodhouse Lane.

In relation to the proposed roof lights the policy states:

(a) Roofs

The single most important external feature of a traditional farm building is the roof, seen at distance they tend to dominate elevations.  Large unbroken roof slopes are a characteristic within the Borough which should be respected … even small roof lights catch the eye by reflecting open sky or sunlight.

Whilst I accept that a replacement roof on the barn would be beneficial in protecting this field barn, a non-designated heritage asset, from further deterioration.  However, I consider that the two roof lights proposed on the front east facing elevation, due to their size and siting, would dominate the roof slope and give an overly domestic air to the agricultural building, detracting from both the agricultural appearance of the barn and the visual amenities of the locality.  In addition, I consider the size and sizing of the two rooflights on the western elevation, visible from Woodhouse Lane, to also detract from the barns character and the amenities of the locality.

Next looking at the proposed changes to the openings of the barn, the main changes include the appearance of the barn door, the creation of a row of high level windows on the northern elevation of the lean-to addition and the installation of double doors to the east/ front elevation of this said lean-to.  In relation to window openings, Policy H17 states:

(b)  New Openings in Walls

Agricultural buildings are characterised by a limited number of window and door openings … Apart from the wagon door openings, windows and doors are commonly small and insignificant on agricultural buildings … Large wagon doors openings should be used to provide the majority of internal natural light by constructing an inconspicuous frame set back into the building; 

Except for the run of high level glazing on the north elevation of the lean-to which will be discussed in detail in the following paragraphs, I accept that no new openings are being proposed and only existing/ former openings are being used.  However, I consider the arrangement for the wagon door, which would run flush with the main walls of the barn and not set back in to the building as the policy requires, and the breaking up of the barn door opening with glazing in the manor proposed detracts from its character and appearance.  In addition, the insertion of patio type doors would appear overly domesticated which would detract from the barns intrinsic character.  This would be damaging to the visual amenities of this special landscape and would detract from current views of the site from the PROW network.

In relation to the lean-to addition on the barn; the structural survey submitted suggest the walls of which would need to be rebuilt and when viewing the building on site there appears to be major cracking where the extension appears to be coming away from the barn.  Within Policy H17 it states: “Farm buildings are operational structures with a functional simplicity which is part of their appeal … It is important that farm buildings are preserved in their original form without alien, urban additions or alterations.  The insertion of a run of high level glazing to the side elevation of the lean-to addition would domesticate the barn as well as detracting from the visual amenities of this country lane when travelling in a southerly direction down Woodhouse Lane.  

Clarification has been sought as to the proposed extent of curtilage with the barn conversion.  This information has been given in the form of a location plan dated the 19 September 2012, annotated with dimensions that the barn and curtilage will be set in a curtilage of approximately 0.7 acres.  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 would result in damage to the rural nature of the area as a result of both boundary fencing, required due to its open field setting, and domestic paraphernalia. Given the roadside setting of the barn with clear views of the barn, a degree of urbanisation/ domestication would be imposed upon an otherwise wholly rural view. This aspect of the proposal is also 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’.  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’ 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. 
With regards residential amenity, the existing barn is located in a relatively isolated position with no buildings within its immediate surroundings. The nearest residential properties are located 100m to the barns South and over 200m to the north, therefore any impact of the development upon the amenity of neighbouring residents would be minimal. 

The Highway Engineer notes that the submitted plans do not show the access and parking/ turning areas in any detail.  Although this is the case no objections have been raised as the County Surveyor is satisfied that all highway concerns can be addressed by the use of suitable conditions.
For all of the above reasons, I recommend that planning permission be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 06 August 2012























