
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB/EL

	Application No: 
	3/2012/0499/P

	Development Proposed:
	Single storey side extension to dwelling at The Granary at Bulcocks Farm, Pendleton, BB7 1PT

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy ENV16 - Development Within Conservation Areas.

Policy H17 - Building Conversions - Design Matters.

Policy H16 - Building Conversions - Building to be Converted.

Pendleton Conservation Area Appraisal.

National Planning Policy Framework.

Best Practice Guide on the Conversion of Traditional Farm Buildings – English Heritage.

Town and Country Planning (Conservation Areas and Listed Buildings) Act 1990.

	POLICY REASONS FOR REFUSAL:

	Policy G1, ENV16 and H17 – scale, design, massing and setting which is unsympathetic to the original character and setting of the building and the group of buildings to which it forms part.  Approval would thus be detrimental to the building's historic fabric, its setting, and the character, appearance and significance of Pendleton Conservation Area.

Policy G1, ENV3 and H17 - 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.

Policy G1, H10, SPG – Overbearing and oppressive – adverse impact on residential amenity

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

	The application seeks consent to extend a converted barn (application 3/1998/0369/P) located at the rear of Bulcocks Farm Pendleton.  Bulcocks Farm lies on the south side of Clitheroe Road within the settlement boundary of Pendleton, as defined by the Ribble Valley Districtwide Local Plan, and within Pendleton Conservation Area.  A track bounds the south west of the application site, along with the settlement boundary and Conservation Area boundary.  This barn along with another barn are situated to the rear of the former farmhouse, a grade II listed building, and lies adjacent to a barn designated as a Building of Townscape Merit, as defined in the Pendleton Conservation Area Appraisal.

The proposed extension would be single storey and be positioned on the north eastern elevation.  It would have a length/depth of 6m and a width of 2.75m.  It would have a steep lean-to roof with an eaves height of 2.3m and an overall height of 4.65 (the same height as the existing eaves level of the barn).  The extension would be clad with timber to three elevations with the rear elevation built in stone.  The roof would be covered in slate.

As the site is within Pendleton Conservation Area and adjacent to designated heritage assets it is important to have regard to the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.  Within this it states that a conservation area is defined as “an area of special architectural or historic interest the character or appearance of which it is desirable to preserve or enhance”.  The Council’s Local Plan policies (Policy ENV16) reflect this national legislation. In addition, one of the Core Planning Principles within the National Planning Policy Framework states that LPAs should “conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations”.  Paragraph 126 of the National Planning Policy Framework also recognises that “heritage assets are an irreplaceable resource”. 

The Conservation Area Appraisal notes that there are 12 listed buildings in Pendleton Conservation Area, the majority of which are associated with the village’s agricultural heritage.  It specifically mentions Bulcocks House; grade II, which has a date stone of 1693.  This property, along with the barn adjacent are the former farm buildings associated with this Grade II listed former farmhouse.
The property to which the application relates to is a former agricultural barn as explained above which was converted in 1998.  At the time of the original applications for the conversion of the building (1991 and 1998) the barn is described as a former Granary.  English Heritage Guidance on The Conversion of Traditional Farm Buildings focuses on traditional farm buildings and states:

“Traditional farm buildings are among the most ubiquitous of historic building types in the countryside. They are not only fundamental to its sense of place and local distinctiveness, but also represent a major economic asset in terms of their capacity to accommodate new uses.”

In relation to the historical hierarchy on a farm it states that after a barn (that exists directly adjacent), a stable is often the oldest farm building on the farmstead.  It states:

“Free-standing stables began to be built from the 16th century. Stables needed to be well ventilated and provided with plenty of light for grooming and harnessing. Free-standing stables began to be built from the 16th century. They are normally two-storey buildings with a hayloft above.” 

Next it looks in to detached granary buildings and says:

“Detached granaries are generally of 18th- and 19thcentury date, any earlier examples being of great rarity. Grain needed to be kept in dry, secure and well ventilated conditions. Granaries were often built over stables and cart-sheds, and combined cart-shed/granary ranges are found from the 18th and even the late 17th centuries in parts of the south and east.  … Cart-sheds often face away from the farmyard and may be found close to the stables and roadways, giving direct access to the fields. They are characterised by being open fronted and sometimes open at each end”.

The building in question is positioned adjacent to the back lane for the village and is characterised by its two storey height, its external steps leading to first floor level and its large wagon door opening which would fit the siting and descriptions given above.  Its large wagon door opening would appear to fit the descriptions in that a stable would have existed at ground floor level which was well lit and a granary would have been positioned above, accessed from the external flight of steps.  Given that this building forms part of the traditional group of farm buildings which includes the Grade II listed farmhouse and the main barn, a Building of Townscape Merit and this building, The Granary, the LPA believe the building is a heritage asset, which contributes to the agricultural history of the village and formerly formed the farm buildings to Bulcocks House/ Farm, which faces on to the main street of the village, and which is identified on the Yates Map of 1786.  It also makes a positive contribution to the character, appearance and significance of the Conservation Area.

Saved Local Plan policies H16 and H17 focus specifically on the conversion of barns.  Policy H16 focuses on the building before conversion, however, notwithstanding this it states within the supporting text that if a building is to be converted there should be minimal changes to the building or the additions of extensions.  Policy H17 of the Local Plan concerns itself with the detailed design matters to be taken into account in both the original works of conversion of barns and other buildings to dwellings and any subsequent additions/ alterations.  In particular the policy states:

          “ (d) Extensions and Additions

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 accompanying committee report with the original application for the barn conversion stated that with regards the conversion works “minimal works are proposed which utilised all existing openings in the fabric of the building”.  It also stated that the scheme enhanced the building itself.
As already stated, the character of this building is derived by its functional simplicity and relationship with the other simple building within the historic farmstead.  A gap exists between the barn adjacent and the Granary of 5.5 metres.  The Agent, in their limited heritage statement show pictures of a barn existing between the two buildings before the conversions were undertaken.  The submitted photos would concur with the information on the planning file at the time; however, this infill building was a modern agricultural building, built in modern materials.  From the information submitted and that available within the planning history for the site it would appear that the building consisted of asbestos type sheeting.  I therefore do not consider that this justifies the construction of an extension to apparently replace what was in situ within the last decade.

The proposed side extension at 2.75 metres would cover 50% of the area between the two traditional agricultural buildings.  The scale of the proposed extension, along with the steep roof extending up to the eaves height of the barn, combined with the materials, would give a false sense of the original agricultural origins of the farm complex to which it still belongs and would compromise and detract from the existing setting of these two heritage assets, one of which is formerly designated a Building of Townscape Interest, particularly when viewed from the back lane from both the south-east and north-west.  In addition, the proposed extension, and its materials matching stone to the rear elevation and timber cladding to two elevations, as shown on the submitted details, under a slate roof (type of slate unknown) with a window in the front elevation and three rooflights would give the property a domestic feel which would undermine and dilute the historical importance and setting of both the host building and the barn conversion.  This in turn, would dilute the character and setting of the conservation area.  For these reasons, and in order to safeguard the historical importance of the host building, heritage assets, and the conservation area I thus recommend that the application be resisted on this basis.

With regards residential amenity, this property is apparently being used as annexe to the barn conversion directly adjacent, where the applicant lives.  However, the property does have permission to be an independent dwelling and having checked with the Council Tax department, this property is actually being rented out.  Taking this into consideration, windows exist in the gable of the adjacent barn conversion and due consideration must therefore be given to these.  

The proposed extension on The Granary would be within 2.75m of ground floor windows and the proposed roof would extend away from this larger barn conversion to the same height as the barns eaves level.  Whilst I recognise that the Granary, due to its close proximity will already overshadow these windows to a certain extent, there is no doubt in my mind that the proposed extension with its steep sloping roof would cause further overshadowing of these ground floor windows and would have an oppressive and overbearing impact on both existing and future residents that such a steep sloping roof and extension within 2.75m of this window which would extend up to the eaves height of the Granary building (4.65m) which would be materially worse than existing.  I thus recommend that the application also be refused on this ground.  

Taking all of the above comments in to consideration, I this recommend that the application be resisted, in order to safeguard the character and appearance of the conservation area and the setting of this historic group of buildings and in the interests of safeguarding residential amenity.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 26 JUNE 2012
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