
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS

	Application No: 
	3/2012/0735/P

	Development Proposed:
	Conversion of redundant agricultural building for a mixed use.  Ground floor office with first floor residential use and demolition of attached building and formation of new vehicular access at Jacksons Barn, Bolton-by-Bowland Road, Sawley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to the application on highway safety grounds.  The alterations being made to the projection of the boundary wall to the north of the access will allow a suitable sightline to be achieved, in excess of 125m measured from 2.4m back from the edge of the carriageway.  A similar sightline can be readily achieved to the south.  The existing verge must be maintained and there must be no new planting or construction within the sightline displays on land under the control of the applicant to a height above 0.9m.  This is to ensure that the visibility splays can be retained and safe access to and from the site can be maintained.  Subject to the development being completed in accordance with the submitted plans, there are no objections to the application.

Environment Directorate (County Archaeologist) – Comments that records indicate that the building is most likely to date from the latter half of the 18th century or the early years of the 19th century, having undergone a number of alterations in response to changes in agricultural practices and economics.  The building should therefore be considered to be of some historical interest.  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.  Consequently, should the Local Planning Authority be minded to grant permission for this or any other scheme, the Lancashire Archaeology Service would recommend that the recording of the building prior to conversion be secured by means of an appropriate condition.

Environment Agency - No objection in principle to the proposed development subject to an appropriate condition.  The proposed development will only meet the requirements of the National Planning Policy Framework if certain measures, as detailed in the Flood Risk Assessment (FRA) submitted with the application, are implemented and secured by way of a planning condition.  The condition should state that the development shall only be carried out in accordance with the approved FRA and the following mitigation measures detailed within the FRA:

1.
Identification and provision of safe routes into and out of the site to an appropriate safe haven.

2.
Finished floor levels are set no lower than 72.330m above Ordnance Datum.

The mitigation measures shall be fully implemented prior to occupation and subsequently in accordance with the timing/phasing arrangements embodied within this scheme, or within any other period as may subsequently be agreed in writing by the Local Planning Authority.

United Utilities – Has no objections to the proposed development.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

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 EMP9 - Conversions for Employment Uses.

Core Strategy 2008 – 2028 – a Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DME4 – Archaeology and Historic Heritage.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DMH4 – Conversion of Barns to Dwellings.

Policy DMB2 – Conversion of Barns for Employment Uses.

PPS5 – Planning for the Historic Environment: Planning Practice Guide (HEPPG).

National Planning Policy Framework (NPPF).



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV1, H2, H15, H16, H17, DMG1, DMG2, DME2, DMH3, DMH4, DMB2 and NPPF – Unsustainable location for the creation of a new dwelling and office use with potentially detrimental effects upon the appearance and character of the AONB.



	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 350m north outside of the main settlement of Sawley within the 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 visually prominent within the landscape when travelling in both directions on Sawley Road and especially when travelling northwards on Sawley Bridge.

A previous application (3/2011/0790/P) sought permission to demolish the existing corrugated agricultural building to the eastern gable elevation of the building and convert the main barn into a 3-bed residential dwelling. The main barn measures 10.6 x 7.4m and has a ridge height of 7.1m.  The most significant proposed alteration to the main barn in the previous application was to increase the ridge height by 1.6m resulting in a new ridge height of 8.7m.  As a result of that aspect of the proposal, and that the floor level of the building was to be increased, windows that were proposed to be inserted under the previous application did not reflect the original position of historic window openings in the building.

Having carefully considered that previous application in relation to the policies and guidance that were relevant at the time, permission was refused for the following reasons:

1.
The proposal is considered to be contrary to the advice in paragraph 69 of PPS3: Housing, PPS7: Sustainable Development in Rural Areas and the requirements of Saved Policies G1, G5, H2 and H15 of the Ribble Valley Districtwide Local Plan.  Approval to residential use would result in the formation of a new dwelling in an unsuitable, unsustainable and isolated location in an Area of Outstanding Natural Beauty, with the potential intensified use for the building causing detriment effects upon the character and appearance of the locality due to the impact of domestic paraphernalia.

2.
The proposal is considered contrary to Policies contained within PPS5: Planning for the Historic Environment and the requirements of Saved Policies G1, H16, H17 and ENV1 of the Ribble Valley Districtwide Local Plan.  The conversion scheme is unsympathetic to the original form of the historic farm building in terms of scale, size and design of window openings, additions to the roof, increase to the ridge height and development within the curtilage, resulting in conditions to the detriment of the original character, appearance and significance of the building and the visual amenity of this Area of Outstanding Natural Beauty.

3.
If allowed, the development would set a dangerous precedent for the acceptance of similar unsympathetic proposals destroying the character and appearance of other barn conversion which would be both contrary to policy and to the detriment of the visual amenities of this Area of Outstanding Natural Beauty.

A pre-application enquiry (ENQ/2012/00093) was then submitted in respect of the proposed conversion of the building for a mixed use of office/workshop on the ground floor with a 2-bed unit of residential accommodation on the first floor.  The sketch scheme submitted with the enquiry did not involve raising the height of the building, but it did involve a single storey extension under a cat slide roof.

The following are extracts from the Council’s response to the pre-application enquiry:

1.
In relation to the general development control considerations of Policy G1 it was stated that “the proposal would not be in line with the Policy due to the barn’s isolation, and rural character, the mix of uses is likely to be unsympathetic to the surrounding area; and the presence of both domestic and business related paraphernalia within the curtilage of the barn is likely to have a detrimental impact on the character of the area”.

2.
In relation to the AONB (Policy ENV1 and paragraph 115 of NPPF) it was stated that “the proposed changes to the property, coupled with residential and employment paraphernalia within the curtilage of the building are likely to have a significant detrimental impact on the wider area”.

3.
In relation to the residential conversion of agricultural buildings (Policies H15, H16 and H17) it is stated that “although the revised proposal is more sensitive to the character of the existing building and a refused proposal, the proposed extension would significantly alter the character of the building which is characterised by its unfussy detailing, simple plain form, and minimal openings.  It is further stated that “due to the building’s location within the AONB, and its simple, isolated and agricultural character, it is considered that a mixed residential and commercial use in this area would not enhance the immediate setting, and thus would not comply with that element of the guidance” (ie guidance within NPPF concerning isolated houses in the open countryside).

4.
In relation to the conversion of agricultural buildings for employment uses (Policy EMP9) it is stated that, “whilst satisfying some of the requirements of Policy EMP9, the proposed extension would be contrary to the requirements of the Policy that the building is structurally sound and capable of conversion for the proposed use without the need for major alterations which would adversely affect the character of the building; the impact of the proposal or additional element likely to be required for the proper operation of the building will not harm the appearance or function of the area in which it is situated”.

5.
In relation to NPPF advice on economic development in rural areas, the opinion is expressed in the pre-application enquiry response that the development of a business use at this site does not constitute sustainable development.  It is in a remote and isolated location, which would be heavily dependant on use of private vehicles to access the site”.

In the light of all the above points, the concluding comment in the pre-application enquiry response was that “a planning application for this proposal would be unlikely to receive planning permission, largely due to the isolated and prominent location of the barn, and the impact of the proposed development on the wider Area of Outstanding Natural Beauty”.

Notwithstanding this advice, this current application has been submitted which seeks full planning permission for the conversion of the building to provide a kitchen and office on the ground floor with a residential unit on the first floor comprising an open plan dining/lounge, a bedroom and a bathroom.  The scheme does not involve either raising the height of the building (as in the refused planning application) or constructing an extension (as in the scheme that was the subject of a pre-application enquiry).  The door and window openings have also been restricted to the appropriate use of existing openings including the original cart door).  In terms of the conversion details it could therefore be considered that this latest proposed scheme is acceptable, as it would not seriously detract from the appearance, character or historic importance of the building.

The application also now includes the provision of a new vehicular access and the closure of the existing vehicular access.  The intention of this is to improve highway safety as the new access is in a position with better visibility than the existing access.  The County Surveyor has no objections to this element of the application.

The location of the building, however, obviously remains as it was at the time of consideration of both the previous planning application and the pre-application enquiry.  The proposal therefore remains contrary to the relevant saved policies of the Local Plan and the sustainability requirements of NPPF.  As the relevant policies in the Core Strategy Submission Draft generally repeat the content of their equivalent saved Local Plan Policies, the proposal is also considered to be contrary to the policies in the Core Strategy Submission Draft.

It is therefore considered that permission should be refused as the proposal represents unsustainable development in an isolated but prominent location that would have detrimental effects upon the appearance and character of the AONB.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














