
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0780

	Development Proposed:
	Erection of a detached garage and carport at Lower Monubent Farm Barn, Hellifield Road, Bolton by Bowland, BB7 4LY.

	CONSULTATIONS: Parish/Town Council

	BXb, Gisburn Forest and Sawley Parish Council - No objections to this proposal but require the materials to be used to be in keeping.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

Environment Directorate (Ecologist) - No objections subject to conditions ensuring that the works are contained within the existing curtilage and do not encroach on to the Biological Heritage Site (Lower Monubent Biological Heritage Site – BHS 75SE10). 

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV1 – Area of Outstanding Natural Beauty

Policy G5 – Settlement Strategy

Policy ENV9 - Important Wildlife Site

Policy H17 - Building Conversions - Design Matters

National Planning Policy Framework

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

	POLICY REASONS FOR REFUSAL:

	G1, ENV1 and H17 of the DWLP and sections 11 and 12 of the NPPF - detrimental impact on the original character and setting of barn the visual amenities of the AONB.

	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. 

Permission is sought to erect a detached garage and carport within the north east corner of the forecourt area at the front of the barn conversion adjacent to the boundary of Lower Monubent House.  The building would be oak framed with walls clad in timber and the roof covered in slate.  The garage would have approximate dimensions of 9.0m x 5.5m x 4.2m.  The carport aspect is not noted on the plan, however, I assume this to be the section at the western end of the building which has an internal width of 2.8m and would be separated from the open fronted building by an internal wall with double timber doors enclosing the frontage.  

Public Footpaths nos. 34, 35 and 36 in the Parish of Bolton by Bowland, Gisburn Forest & Sawley all merge together at the south-east corner on the edge of the barns curtilage giving clear views of the front elevation of the proposed garage building.  PROW no. 35 runs to the north of the site giving views of the rear elevation.  Thus the property is highly visible within the public realm.

Lower Monubent Farm complex, (the historic farmstead) including the barn in question, is in an isolated rural location.  It 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. The barn and its curtilage are 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.  In addition, 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”. This agricultural history and the surrounding countryside is a significant element of the Area of Outstanding Natural.  Policy ENV1 of the Local Plan specifically concerns itself with 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.
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:

· 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”.

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 to domestic outbuildings the policy states planning permission for the conversion of buildings will be granted providing; “the impact of the development or the effects of a garden area, together with any garaging or car parking facilities or other additions, will not harm the appearance or function of the area in which it is situated”.

English Heritage Best Practice Guide on the conversion of farm buildings states:

“The prime consideration will always be the impact of any proposed change on the historic character and significance of the building and/or farmstead and its wider setting. Understanding practical issues, character and context are key to determining the sensitivity of a steading and its associated landscape to the type and intensity of change proposed.”
The erection of the proposed garage and carport would appear as a domestic garage/ outbuilding which would adversely affect the rural character of this group of buildings to which the barn and the proposed garage forms part.  The creation of an outbuilding/ garage in the position proposed would block the open views between the front of the barn and the historic farmhouse and its attached barn, harming the barns open setting.  This would be detrimental when viewing the application site from the surrounding public right of way network, specifically Public Footpaths no. 34 and 35 as the barns rural and open setting within the historic farmstead would be harmed.  This in turn affects the visual amenities of the AONB to its detriment.  The proposal therefore conflicts with local and national planning policies as it would not contribute to the protection, conservation or enhancement of the AONB. It would harm the areas special character and distinctiveness and as a result, I recommend that the application be resisted.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14 SEPTEMBER & 18 OCTOBER 2012














