
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2013/0100

	Development Proposed:
	Proposed conversion of 3no. barns to 4no. dwellings, erection of agricultural building following demolition of existing structures and agricultural access road at Elmridge Farm, Elmridge Lane, Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) – No objection but recommends the use of a condition requiring the recording of the building prior to conversion.

Environment Agency – No objections but outline a range of informatives relating to;

· Discharge of sewage or trade effluent.

· Discharge of domestic effluent from a treatment plant or septic tank.

· Proximity of soakaway of non-mains drainage to nearest watercourse and potable water supply.

· Any connection of foul drainage to an existing non mains drainage system should ensure that the existing system is in a good state of repair, regularly de-sludged with sufficient capacity to deal with any potential increase in flow and loading which may occur as a result of the development.

· The proposed development must fully comply with the terms of the Water Resources (Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) (England) Regulations 2010 and The code of Good Agricultural Practice (COGAP) for the protection of water, soil and air (produced by DEFRA).

· The Environment Agency must be informed of a new, reconstructed or enlarged slurry store, silage clamp or fuel stores at least 14 days before the structure is brought into use.

Only clean surface water from roofs and paved areas should be discharged to any surface water soakaway or watercourse.

Lancashire County Council (Rural Estates):

· Site is typical of many farms in that there are both traditional and modern buildings on site, with more modern ones being erected in accordance with typical designs at the time at which they were built.

· Traditional farm buildings do have limited use due to their design and the fact the farming practices have changed.

· The more modern buildings on the site were being fully utilised and are suitable for continued use. 

· Whilst some of the existing cattle housing could be improved the site of the existing buildings could be used to provide new facilities, as opposed to a completely new site.

· Proposed development is perhaps more financially driven rather than an agricultural requirement in creating the new farm buildings.

· Proposed size and design of the building is, on balance, acceptable.

· Height of the building is high for the intended use by virtue of the building being recycled.

· Doorways on cattle section should be adjacent to the feed face to provide ease of mucking out.

· Limited information has been put forward concerning the proposed midden, however the size of the midden seems to be larger than required.

· The proposed yard is also larger than required.

County Surveyor (Highways): Objects and recommends refusal on the following grounds:

· The proposal has the potential to increase the level of traffic entering/leaving the site which in itself will generate conflict between opposing vehicles entering/leaving the site.

· Site lines, particularly to the left, are substandard and will require substantial earthworks to remedy.

· The increased traffic would be using a substandard junction to the detriment of the safety of road users.


	CONSULTATIONS: Additional Representations

	Nearby Residents – 2no. Letter has been received from 2 individual address. No objection in principle however raises concerns regarding;

· Proposed use of new lane and the potential access that may be derived from this.

· Will applicant accept a new division of the maintenance cost of maintaining Gib Hey Lane.

· A covered slurry tank would be preferable; as this would minimise any nuisance from any smells, as it is significantly larger than the existing pond adjacent to the existing agricultural building.

· Water supply to nearby cottages is through a ¾” supply pipe. Should additional dwellings be serviced from the same same supply this would insufficient as there are already pressure drops at certain times. Suggests that a new supply pipe should service the new dwellings.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (RVDWLP):

G1 – Development Control.

G5 – Small Scale development outside of settlement boundaries.

ENV1 – AONB.

H2 – Dwellings in the Open Countryside

H12 – Cutilage Extensions.

H15 – Location of Building to be converted.

H16 – Buildings to be converted.

H17 – Design Matters.

Ribble Valley Core Strategy (Regulation 22 Submission Draft) (RVCS):

DMG1 – General Considerations.

DMG2 – Strategic Considerations.

DME2 – Landscape and Townscape Protection.

DMH3 – Dwellings in the open countryside and AONB.

DMH4 – The Conversion of barns and other buildings to dwellings.

DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework (NPPF)

SPG – Agricultural Buildings & Roads.

English Heritage – The Conversion of Farm Buildings: A good Practice Guide.



	POLICY REASONS FOR REFUSAL:

	Contrary to policies G1, G5, ENV1, H2, & H17 of the Ribble Valley Districtwide Local Plan, Policies DMG1, DMG2, DME2, DMH3, DMH4 of the Ribble Valley Core Strategy.



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

	Planning permission is sought for the conversion of 3no. existing barns to residential dwellings. The erection of a new replacement agricultural building. The demolition of existing structures and the formation of an agricultural access road at Emlridge Farm Chipping.

Elmridge farm is an existing farmstead located in excess of 3km to the South East of the village of Chipping and is located within the Forest of Bowland AONB. The Farm is abounded by open fields, which are enclosed by Elmridge Lane to the East, Height Lane to the North and Gib Hey Lane to the North West. In addition to this there is a Public Right of Way (PROW), which runs directly through the site linking Elmridge Lane with Gib Hey Lane; this is public footpath FP42. 

The existing farmstead comprises of a large detached farmhouse to the South East of the development site. Located immediately to the East of the farmhouse there is a cluster of 6no. buildings that form the existing agricultural buildings of the farm. These vary in size, form, character and construction methods. In addition to this a seventh building is located some 80m further east of the main farmstead. This building is stone built field barn. Some of these buildings are to be retained whilst others are to be demolished. The buildings are denoted within the submitted details as buildings 1-7.

In practice the proposed development, if constructed, would result in the conversion of the existing farmstead to form a small residential development. The existing farmstead would be lost and then relocated further into the development site on land that is currently green field agricultural land.

Farmsteads such as this contribute to the character, setting and visual amenity of the open countryside. Traditional stone built agricultural buildings form part of the heritage of the countryside, being non-designated heritage assets. Assets that whilst not of national significance can make a major contribution to the historic fabric of a particular locality. Therefore the act of converting them from agricultural use to residential use has to be done sympathetically. Poor conversions can result in development that appears overtly domesticated and urbanised which would damage the character and setting of the open countryside.    

The buildings to be demolished entirely, denoted as buildings; 3, 4, 5 & 6 are currently agricultural buildings which are constructed using more modern methods such as concrete block work, steel portal frames and exterior cladding. They are not the traditional type of buildings that could be converted to residential use. Elements of the remaining buildings 1,2 & 7 will also be demolished but the buildings to be retained are traditional stone built barns, parts of which will be altered. 

For clarity I will deal with different elements of the proposed development in individual sections as detailed below.

Existing Farmhouse:

The existing farmhouse (unit 1) is to be retained in its current form and refurbished. No demolition, extensions or alterations are proposed to this building in this application.

Building No.1:

This is located to the South East of the existing farmhouse (unit 2). It consists of a stone built two storey, dual pitched building, with a single storey brick built, dual pitched structure adjoining it. There is also a mono pitched single storey structure to the rear which is constructed from block work, this is to be demolished.

The front (North) elevation of this building will remaine unchanged insofar as the number of existing door and window openings. The amount of openings and there function will remain unchanged on both the East and West elevations of the building. This is with the exception of a square timber boarded doorway being converted to a window of the same size, on the west elevation.

In contrast to this a series of alterations are proposed to the rear elevation (South). The openings on the single storey brick built structure will remain unchanged. However on the stone built two storey structure 2no. new rooflights are to be installed, 1no. new window opening at first floor and 2no. new openings will be formed at ground floor. In addition to this it is proposed to replace the existing single storey mono-pitched structure with a single storey hipped roof, timber clad extension that would contain various new openings. 

The amount and form of the new window openings would be unsympathetic to the character and the setting of the agricultural building. They would create an overly domesticated appearance that would be detrimental to the historic fabric of the building.

The proposed timber clad hipped roof extension would be completely out of keeping for a building of this nature. The exterior materials would be a stark contrast to the traditional materials of the existing structure. In addition to this the extension would introduce a new roof form into the site. The existing roofscape of the site consists of either dual or mono pitched structures. A hipped roof would be an unsympathetic and alien addition. 

Building No.2:

This is located to the West, adjacent to the existing farmhouse. This building is this largest on site and constructed from stone under a slate cat slide roof. The eastern corner of this building currently consists of a timber-constructed extension. This is to be demolished. It is proposed that this building would be divided into 2no. individual dwellings (units 3 & 4).

The south elevation of the this building will form the principle elevation of the two dwellings and include details such as the existing barn door opening. The existing window openings at ground floor will remain unchanged. The existing barn door opening will be altered to a large glazed opening. Whilst 3no. new openings are proposed at first floor level and 2no. rooflights will be installed in the south facing roof slope. Existing openings to the West elevations will remain unchanged in their size. However 3no new opening will be formed in the East elevation. The North elevation (rear) will utilise 3no existing openings at ground floor level one of which will be reduced in size. The north roofslope will have a total of 8no. rooflights installed and 2no. flue outlets.

The number of new openings proposed within this particular building is considered to be unacceptable. When viewed from afar the unit would appear as one individual dwelling, features such as the rooflights would appear to be unsympathetic, uncharacteristic and excessive.

Building No.7:

This building is located some 80m to the north east of the main farmstead. This is building is an isolated field barn which is accessed via the track and right of way which runs through the development. The building is traditional in its character and appearance being constructed from stone under a dual pitched slate roof. Once converted it is proposed that this would form the new farmhouse. This particular building is arguably far more prominent from views from Gib Hey Lane located to the North West.

The existing building has very few openings. The south gable contains 3no. door openings that would be retained and changed to windows. The west elevation currently consists of 1no door opening, whilst the north elevation is currently blank and the east elevation consists only of the barn door opening. A total of 10no. new openings are proposed within this building. 

Such a large number of proposed new openings raises questions marks over the suitability of the building for conversion.

Structural surveys have been completed for the barns which are to be converted to residential use. The submitted surveys detail that the buildings would be suitable for conversion. However there would have to be elements of rebuilding undertaken to address areas of cracking in the existing stonework.

Proposed detached garages:

It proposed that each converted barn (units 2, 3, & 4) would be provided with a detached double garage. The garaging for units 2 & 4 would be sited to the eastern boundary of the residential enclave and consist of a pair of double garages measuring 13.15m x 7.5m. Garaging for unit 3 is to be sited on land between the existing farmhouse and unit 3 and measure 7.5m x 7.1m. 

The garages are of a simple dual pitched design constructed from stone, with timber doors. Each garage is to contain rooflights in the rear roofslope.

The existing farmstead consists of a collection of buildings of various different sizes that interrelate to one another and whilst the proposed garages to an extent may achieve this. However the overall impact and design of the garage units is considered inappropriate. The garages would appear as an urban addition within the context of this site. In addition to this, provision of rooflights within these structures is unnecessary.

The overall design of the proposed conversions is considered to be overtly domesticated in their appearance. This is considered detrimental to character and setting of the heritage assets, namely the traditional stone built barns and the character and setting of the AONB.

Areas of curtilage and the formation of new driveway:

The proposed areas of curtilage, which serve the converted barns within the existing farmstead, are considered acceptable. The curtilage areas themselves are all contained within the extent of the current farmstead. They would therefore not require further extension into the open countryside and would be easily definable.

The formation of a new driveway is proposed on land to the south of the existing farmstead. This is to provide vehicle access to the garages serving units 2 and 4. The location of this driveway is outside the existing extent of the farmstead and would be formed in the existing agricultural land. Such a driveway is somewhat unnecessary as the existing track through the farmstead that follows the route of the PROW could provide such vehicle access, as it does at this present time operating as a farm.

Whilst there are concerns regarding some of the design details in respect of the buildings to be converted. The larger issue is the principle of the development. The principle of converting the existing traditional barns to residential use is accepted. Developments similar in this nature have been widely undertaken across the borough. However the factor which perhaps sets this scheme apart from others is the fact that; not only are existing traditional buildings to be converted to residential use, the scheme also involves the wholesale relocation of the existing farmstead to a new site.

As with any development there are potential positive and negative outcomes to the approach undertaken. In this particular case it is argued by the applicants that; the conversion of the existing traditional farm buildings would be beneficial. Insofar as that it would preserve their presence on the site thus safeguarding them for the future. However at this present time their contribution to the landscape is perhaps obscured by the array of later additions and extensions. 

The converse argument to this would be; that the wholesale relocation of the farmstead to a new site would be more damaging to the character and setting of the AONB. The proposed site for the new yard area is currently green field agricultural land. When considering agricultural development the LPA would always seek to ensure that any proposed building would be located in close proximity to any existing buildings. This aides to reduce the overall visual impact of development and also prevents instances of large buildings appearing isolated within the landscape. In this particular instance there is no means by which this could be achieved.

The principle of such wholesale relocation could also present a dangerous precedent. Approval for such proposals would signal that the LPA are content with the concept of relocating farms to new modern facilities whilst allowing the historic farmstead to be given over to residential uses, once existing facilities are considered to be outdated. Similarly in a generation’s time when the new farmstead is deemed not to meet modern standards do we simply relocate again. Whilst only one agricultural building is proposed within this current application farmyards grow and adapt over time; as has been demonstrated by the existing farmstead. Therefore in establishing a new farmstead it could conceivably require additional agricultural buildings on the site in the future. This would lead to the site growing in a piecemeal fashion in the same manner as the existing farm.

Approval of a development of this nature would set a precedent by which landowners could realise the capital that is tied up in existing assets, such as buildings by simply moving on. I would argue that such an approach is by no means an efficient or sustainable use of land.

National Planning Policy Framework (NPPF) places great emphasis upon sustainable development. Paragraph 17 encourages; ‘the reuse of existing resources, including the conversion of existing buildings.’ The proposed conversion of the traditional barns on the site to residential use would, in principle, accord with this. However I do not believe that the reformation of a new farmstead on greenfield land can be considered to be sustainable. It would not promote a sustainable use of resources.   

As is detailed within the submitted the Landscape and Visual Impact Assessment; the main body of the site is currently pastoral in character with a small number of farm buildings tightly grouped around a small courtyard area comprising of a two storey farmhouse and eight farm buildings, including barns slurry tanks, cattle sheds and storage buildings.

The proposed development would arguably vastly alter this. This existing enclosed nature of the existing farmyard would be lost, as many of the existing sheds would be demolished. This would to a degree open the site up. The proposed development would result in development sprawling further into the open countryside than the extent of the current site. Eroding the pastoral nature of the site, which forms part of its character.

Given the location of the site within the Forest of Bowland AONB, in considering the proposed development; development has to either preserve or enhance the character, setting and visual amenities of the AONB.  The conversion of the of existing traditional stone built barns would arguably preserve the character of the AONB; which may be enhanced by virtue of the demolition of elements of the existing farmstead, principally the more modern farm buildings which are of limited architectural merit. This does however have to be balanced against the proposal of forming a new farmstead; which may in itself be materially more damaging to the character and setting of the AONB therefore outweighing the desire to preserve the traditional farm buildings.

In addition to this the proposed development also involves the laying of a tarmac road along the route of the existing public right of way. Whilst this would improve the quality of the right of way for users. It would by virtue of its design appear as a feature that may urbanise the setting of the AONB. It would have the appearance of a residential highway rather than a farm track.

Therefore to summarise; the proposed design of the barns to be converted is considered to be overtly domesticated. This is by virtue of the number, positioning and type of new openings proposed. Such alterations would drastically alter the character of these buildings and dilute their historic significance.

The wholesale relocation of the farmstead to a new site would significantly alter the character and appearance of the AONB in this particular locality, extending the built environment further into the open countryside. It would also potentially set a dangerous precedent for other sites across the Borough. I would also question whether such methods were a sustainable use of resources.

In view of the above comments, I recommend that planning permission be refused. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21st & 25th February 2013.




















