
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0732/P

	Development Proposed:
	Retrospective application for the creation of new window openings at Lower Monubent Farm Barn, Hellifield Road, Bolton-by-Bowland, BB7 4LY.

	CONSULTATIONS: Parish/Town Council

	BxB, Gisburn Forest & Sawley Parish Council - No objections to this proposal. 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	One letter of representation has been received from an adjacent property who states:

“…The three properties here [Lower Monubent House, Barn and Cottage] all face in different directions, giving each its own privacy.

The completely new first floor windows on the east side of Lower Monubent Farm Barn overlook us, breaking … privacy.  Our solution is to have a car port and raise the adjoining wall so that we still have the privacy that one expects in an isolated country property.  You will note we have applied for permission for this: Application 3/2012/0763/P.  

If permission is granted [for this application] we have no objection to the neighbours new windows however if it is refused then we do object strongly to the windows on privacy grounds.  

We hope that you will assess these two applications together.”

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy H17 - Building Conversions - Design Matters 

Policy SPG – Extensions and Alterations to Dwellings (Privacy and Overlooking)

Best Practice Guidance on the Conversion of Farm Buildings – English Heritage

National Planning Policy Framework

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, and H17 of the DWLP and NPPF – Additional and enlarged openings are considered to be detrimental to the buildings historic character and thus the visual amenities of the AONB.

G1 and H10 of DWLP and SPG – first floor windows on east elevation of barn allow uninterrupted views of the rear amenity space of a neighbouring dwelling not previously experienced to the detriment of residential amenity.

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

	The application relates to a barn conversion located outside any recognised settlement limit set within a complex of other buildings positioned approximately 1400m from Hellifield Road down a track within the Forest of Bowland Area of Outstanding Natural Beauty. 

Retrospective permission is sought for changes to the elevations and roof of the barn from what was approved on the 24 April 1996, Planning Application 3/2012/0732/P. There is some confusion over the drawings submitted.  Having visited the site, it appears to me that Drawing Number: 4105 – 1 – 2 “Existing Ground Floor Plan” must show the building as it was after conversion but prior to the latest set of works being carried out by the applicants of this application.  Drawing Number: 4105 – 1-2 A ‘Proposed Elevations and Ground Floor Plan’ show the barn as it stood at the time of my site visit.

Public Footpaths nos. 34, 35 and 36 in the Parish of Bolton by Bowland, Gisburn Forest & Sawley all merge together south-east corner on the edge of the properties curtilage giving clear views of the front east facing elevation and the south facing gable elevation. Footpath no. 34 runs through the adjacent field past the southern gable of the barn and which allows views of the rear of the property and Footpath no. 36 runs through the front yard area of the site, in to the curtilage of Monubent House, and out into the fields enabling views of the west facing gable.  Thus the property is highly visible within the public realm.

The matters for consideration include what effect the retrospective works have had on the character and historic fabric of the barn, its impact on visual amenity and the character of the  AONB, a landscape of significant scenic quality, and the effect of the works on nearby residents.

Policy G1 is a general development control policy which stipulates the criteria which the Council will apply in determining all planning applications namely:

(a) Development should be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

(e) The density, layout and relationship between the buildings is of major importance.  Particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.

(f) Developments should provide adequate daylight and privacy

Policy ENV1 of the Local Plan focuses on the AONB, a landscape of recognised national value, which covers over 70% of the borough.  It states:

The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced.  … The protection, conservation and enhancement of the natural environment will be the most important consideration in the assessment of any development proposal.

Policy H17 concerns itself with 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:

In design terms the basic idea is that traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion. Traditional buildings do have their own individual charm … (Para. 5.13.17)

Alterations necessary to accommodate modern living and working conditions often make conversion difficult if the original character of the building is to be retained … It should be remembered that these are not new buildings, they are conversions of special buildings. This should be reflected in the final scheme.  Too many doors and windows, the insertion of … roof lights and chimneys … will devalue the character of traditional farm buildings and that of the surrounding environment. (Para. 5.13.18)

The policy gives guidance on the design requirements required by the LPA, of relevance is:

(b) New Openings in Walls

Agricultural buildings are characterised by a limited number of window and door openings. Conversion to a single dwellinghouse is usually preferable … since this will easily involve fewer new window and door openings …

(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 English Heritage best practice guide on the conversion of farm buildings states:

Usually the fabric of the building will embody its character and interest. Retention of as much historic fabric as possible is therefore a fundamental part of any good conversion, together with the use of appropriate materials and methods of repair.

And in relation to the barns openings states:

The historic pattern of openings is a direct product of the function of the building over time, and its present mass and character. It has been noted that ventilation was a more important consideration in determining the external form of most farm buildings than light. Consequently farm buildings are characterised by few external openings. But those that do exist form a fundamental element of a farm building’s character and give legibility to the original form and function of the building. There should always be a presumption in favour of maximising the use of these existing openings without changing their size, and limiting the formation of new ones. Where new openings are added or new windows inserted within existing door openings, great care needs to be given to their placing and design. If a new opening is to be inserted the correct proportions and detailing are a crucial aspect of the design. In many cases it is probably best to follow existing patterns on the building or other similar farm buildings. New openings can be expressed as modern interventions without resorting to making them appear ‘historic’. This, however, requires some skill on behalf of the designer…
In considering the proposal the council has had due regard to the original form and character of the building and the need to prevent alterations that would detract from the barns intrinsic character and historic fabric.  

Lower Monubent Farm complex, (the historic farmstead) including the barn in question, is present on the 1850-1853 Ordnance Survey Map (available on the web) and is thus a sign of the areas agricultural history which is an important and significant feature of the AONB landscape. It is visible from a complicated PROW network that surrounds the site. These Public Footpaths roughly follow the historical paths present on the 1853 O.S map and it is thus considered that the building is a non-designated heritage asset.

English Heritage’s best practice guidance on the conversion of agricultural buildings recognises that; 

“Traditional farm buildings are among the most ubiquitous of historic building types in the countryside. They are …  fundamental to its sense of place and local distinctiveness”
“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.  These potential conflicts require careful and thoughtful design … users may have to accept that the building imposes constraints that require some degree of compromise if its character and significance is to be retained … for the enjoyment of this and future generations”.   

Historically, the former agricultural barn had very few window openings and a number of new openings were allowed at the time of conversion.  The amended drawings on this application show a number of windows were deleted and that the lean-to extension on the north elevation was to be a single garage with a blank north facing elevation.  It is noted that the LPA is currently considering an application for a detached garage and car park for the property (Application 3/2012/0780/P) as there are no facilities available.

It is recognised that the additional windows to those which were allowed at the time of the original approval for conversion are sympathetic by virtue of their proportion and size, which reflect the other window openings on the barn, however, it is the number of windows and their siting, that causes serious concern.  

The barn as shown on the existing elevations had a large proportion of solid to void due to windows being deleted from the original scheme for conversion as expected from a livestock building within the historic farmstead and which very much added to its character and significance.  The additional windows, particularly those on the north, east and west elevations remove historic fabric and consequently dilute the historic significance of the building.  The barn appears overly domesticated which significantly detracts from the setting of the farmstead within the AONB when viewed from the surrounding PROW network. The first floor windows on the east elevation above the doorway that has windows either side gives the appearance that this southern end of the barn could have been the original house that had a house attached.  This gives a false sense of history and wholly detracts from the character of the barn.  Similarly, the additional first floor windows on the rear west facing elevation serving bedroom 3 and its ensuite, and the enlargement of the window serving the shower room of bedroom 1 also litter areas that were unadorned stonework fundamental to the farm building’s character and what gave legibility to the original form and function of the building.

The NPPF states that there are three dimensions to sustainable development, these being economic, social and environmental.  It is with the environmental strand of what is defined as sustainable development which these retrospective works conflict with.

The Core Planning Principles identified within the NPPF of relevance include the following:

· always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings;

·  take account of the different roles and character of different areas, promoting the vitality of our main urban areas, protecting the Green Belts around them, recognising the intrinsic character and beauty of the countryside and supporting thriving rural communities within it; 

· 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;
Para. 115 focuses on the protection which should be given to nationally important landscapes and states:

Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty. The conservation of wildlife and cultural heritage are important considerations in all these areas, and should be given great weight in National Parks and the Broads.

In addition to this, relating to heritage assets, the NPPF requires LPAs in their decision making to take account of: “the desirability of new development making a positive contribution to local character and distinctiveness”.

The retrospective works, which have been carried out, do not contribute to the character and distinctiveness of this part of the AONB and as such therefore clearly conflicts with national policies, government guidance and local saved policies.

In relation to residential amenity, I also have concerns.  The creation of the first floor windows overlooks garden areas of adjacent properties, Lower Monubent House and Lower Monubent Cottage, which previously did not experience overlooking of their amenity spaces, and are both clearly used for enjoyment.  This leads to a sense of intrusion for those occupiers which 

first floor windows in barn directly overlook, which are landscaped and clearly used for enjoyment and has, in the case of the objector, adversely affected their residential amenity.  

This view has been upheld by an Inspector (APP/T2350/A/12/2173804) regarding an application for the erection of a new dwelling.   
For the reasons explained above the application is thus recommended accordingly.

	RECOMMENDATION: That permission be refused and formal enforcement action be taken.


DATE INSPECTED: 06 SEPTEMBER 2012




















