
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2012/0354/P

	Development Proposed:
	Proposed conversion of stone barn to residential dwelling at Watt Close Farm, Gisburn, Lancashire, BB7 4JY.



	CONSULTATIONS: Parish/Town Council

	Rimington & Middop Parish Council – No observations or comments received within statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – No observations or comments received within statutory 21-day consultation period.

LCC Planning Officer (Archaeology) – The 1st Edition OS 1:10560 map (Yorkshire Sheet 183) surveyed 1849, shows a building of similar size and in a similar location as that proposed for conversion. It should however be noted that the Heritage Statement that accompanies the application is happy to suggest a late 18th early 19th century date for its construction. Consequently the building should be considered to be of some historical interest most likely dating from the later half of the 18th Century or the early years of the 19th Century, having undergone a number of changes in response to agricultural practices and economics. 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. The CBAs ‘An Archaeological Research Framework for NW England: Volume 2, Research Agenda and Strategy’ has indicated that there is an urgent need for al LPAs to ensure that farm buildings undergoing adaption are at least considered for recording. Consequently should the LPA be minded to grant planning permission to this or any other scheme, the Lancashire Archaeology Service would recommend that the recording of the buildings prior to conversion be secured by means of a condition.



	CONSULTATIONS: Additional Representations

	No observations or comments received within statutory 21-day consultation period.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV7 – Species Protection.

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.

Policy RT19 – Development which Prejudices Footpaths.

NPPF.



	POLICY REASONS FOR REFUSAL:

	Contrary to paragraphs 55, 131 and 133 of NPPF, and Policies G1, ENV3, H16 and H17 of the Local Plan.  The proposal by virtue of the location of the building, the principle and design of the additions to the roof, the unsympathetic enlargement of existing openings and the new materials proposed, would be visually detrimental of the character of the building, and would visually affect the character, appearance and setting of this location.



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

	The application site/building (titled Goodcrooks Laithe on the plans) is situated 100m east of the main group of buildings known as Watts Close Farm, which is accessed off the Nelson Road (A682), approximately 1 mile south of Gisburn.  The building subject to this application is a stone built barn with a large timber structure attached to it.  Until relatively recently, the farm functioned as a dairy farm, however there are no dairy or meat livestock on the farm anymore and the land has been turned over to arable farming.  The agricultural buildings on site that were once used for agricultural purposes, including this one, are now no longer in use.

The application submitted seeks permission to convert the above barn to create one, four bed dwelling, with an area of curtilage and parking within a reasonably well defined area, created partially by the demolition of the existing timber extension.  The scheme will utilise the majority of the existing openings however a number of them will be enlarged and areas of brickwork will be removed to allow a large glazed opening on the north elevation.  The proposal also includes the introduction of four small dormer windows within the roof.  Whilst no formal comment has been received from the Traffic and Development Engineer, he raised no objections to the proposal at Watt Close Farm.  There will be no impact on the residential amenity of the occupiers of the nearby properties by virtue of the distance between the buildings.  The main issues with this application relate to the principle of the development, what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, the visual impact on the surrounding area and any potential impact on habitats.

PRINCIPLE OF DEVELOPMENT

The policy basis against which this scheme should be appraised is set out in the context of national, regional and local development plan policies.  At a national level the National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states that ‘at the heart of the NPPF is a presumption in favour of sustainable development’, which means that for decision making purposes that:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless,

-
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole; or

-
specific policies in this framework indicate development should be restricted.
I am mindful of the statement in NPPF sited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The site under consideration here is situated 100m east of the main group of buildings known as Watts Close Farm, which is accessed off the Nelson Road (A682), approximately 1 mile south of Gisburn.

Guidance on proposals to convert buildings to dwellings is provided within Policy H2 of the Local Plan, which notes “Outside settlement boundaries, residential development will be limited to 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. Also, that they structurally sound and capable of conversion without the need for complete or substantial reconstruction”.  Additional advice is also provided by Policy H15 of the Local Plan, which notes that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, however this is providing that there would be no materially damaging effects on the landscape qualities of the area.  Therefore given the buildings location a further 100m away from the existing group on buildings on site, I do not consider it to be suitably located or within an already defined group.

Paragraph 55 within the NPPF provides an up-to-date view on such proposals noting that ‘To promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  For example, where there are groups of smaller settlements, development in one village may support services in a village nearby. Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances such as:

· where such development would represent the optimal viable use of a heritage asset or would be appropriate enabling development to secure the future of heritage assets; or

· where the development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting.
Due to the age of the building, it is considered to be a Heritage Asset and have historical interest, showing the development of the building in response to changing agricultural practices.  National guidance contained within the NPPF, specifically Chapter 12, details ‘Conserving and enhancing the historic environment’.  Paragraph 131 provides advice when determining planning applications, noting that local planning authorities should take account of:

· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 132 provides more advice when considering the impact of a proposed development on the significance of a designated heritage asset, with paragraph 133 noting that where a proposed development will lead to substantial harm to or total loss of significance of a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or that four specific targets can be met.
Local Plan Policy H16 provides further guidance with regards to conversion details noting that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”. It also notes “as farm buildings are operational structures with a functional simplicity, if a building is to be converted this should be done with minimal changes to the roof slope or amendments to the eaves line”.  Local Plan Policy H17 discusses the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition, and it also notes that “Most farm buildings have unbroken roof spaces, a limited number of windows and largely open interiors. It is possible to convert farm buildings without changing their character by recognising these principal features and by not trying to achieve maximum floor space. It should be remembered that these are not new buildings, and this should be reflected in the final scheme. Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of roof trusses will devalue the character of traditional farm buildings and that of the surrounding environment.”

Given the sites location within the open countryside, Policy ENV3 must also be considered which states Policy ENV3 stipulates that “development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials” and that “proposals to conserve, renew and enhance landscape features will be permitted, providing regard has been given for the characteristic landscape features of the area”. In addition, the public views from the adjacent Public Right of Way are also a material consideration.

The application submitted seeks to convert the barn to create one, four bed dwelling, with an area of curtilage and parking.  The scheme will utilise the majority of the existing openings however a number of them will be enlarged and areas of brickwork will be removed to allow a large glazed opening on the north elevation.  The proposal also includes the introduction of four small dormer windows within the roof.  In doing this, the character, appearance and setting of the building will be significantly and detrimentally altered, causing substantial harm to the significance of a designated heritage asset, and should therefore be refused consent as it cannot be demonstrated that the substantial harm is necessary to achieve substantial public benefits that outweigh that harm or loss, contrary to the NPPF and the Local Planning Policies.
On the basis of the above, and given the sites relatively remote and isolated located location, having assessed the proposed scheme in line with the above relevant Policies and Guidance it is therefore recommended accordingly.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 15/06/2012





TELEPHONE CLLRS:  YES / NO
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