
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2013/0381/P

	Development Proposed:
	Proposed two storey side extension forming a granny flat annexe at Woods Eaves Barn, Page Fold, Cross lane, Waddington, BB7 3JH.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council - No comments or observations received within the 21 day statutory consultation period or by the statutory determination date.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	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 – Protected Species.

Policy H9 – Extended Family Accommodation.

Policy H17 – Barn Conversions – Design.

Ribble Valley Core Strategy (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 – Protecting Heritage Assets.

Policy DMH4 – The Conversion of Barns and Other Outbuildings to Dwellings.

National Planning Policy Framework

Achieving Sustainable Development.

Core Planning Principles.

Section 7 – Requiring good design.

Section 11 – Conserving and enhancing the natural environment.

Section 12 – Conserving and enhancing the historic environment.

	POLICY REASONS FOR REFUSAL:

	DWLP – G1, ENV1, H17, CS – DMG1, DME2, DME4 & DMH4 & NPPF – domestic addition harmful to intrinsic character and visual amenity.

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

	Permission is sought for a two storey side extension on the south eastern elevation of a barn conversion located within the Area of Outstanding Natural Beauty off Cross Lane, Waddington that was historically associated with Ridge Page Fold when it was a working farm.  In close proximity to the barn conversion is a single storey stone outbuilding within its curtiage.  Public Footpath no. 11 enables clear views of the front and south-east elevations of the barn and Public Footpath no. 10 enables clear views of the north western gable and rear elevation.  The site is thus highly prominent from the public realm.  

The extension is proposed to be used as a granny annexe which would be accessed from the main dwelling by a doorway in the gable at ground floor level.  It is noted that there will be no access at first floor level.  The extension would be set in from both the original front and rear elevations of the barn by 500mm, have a length of 6.8m, a width of 5.5m an eaves height of 4.6m (300mm lower than those of the property) and a ridge height of 6.6m, approximately 500mm lower than the ridge of the barns’ roof.  The roof of the extension would be blue slate to match the existing house and timber window openings are similarly proposed.  In respect of the proposed walling materials, this has not been provided within the submission and has been ticked as not being applicable on question 10 of the application form.  This is confusing as the gable wall of the barn is to remain with a single door opening only being proposed at ground floor level on the gable, therefore it is assumed that this has been ticked in error.  Drawing no. 6007 appears to show that the walls will comprise of random stone with quoins and the application will be determined on this basis.

In relation to the principle of development, Policy H9 of the Districtwide Local Plan focuses on extended family accommodation and requires that any development must be capable of integration into the main dwelling or a use which is ancillary to he use of the dwellinghouse when or if circumstances change.  This extension would provide a downstairs kitchen and living area with a rear door and a first floor ensuite bedroom which would provide self contained accommodation.  With no access at first floor level the extension would not be readily integrated with the main house, however, I do consider it could be used as ancillary to the main house.  In this respect the principle is in accordance with local plan policy.  Notwithstanding this, this does not override other policies in the local plan and emerging core strategy, namely the barn conversion, heritage, and AONB policies.  These will be discussed later in this report.

With regards residential amenity, the existing barn is orientated away from the other properties at ‘Page Fold’ therefore the erection of a two storey side extension would not cause neighbouring amenity issues and I thus find this aspect of the scheme acceptable. 

Turning to the impact of the development on European Protected Species, a survey undertaken on the 13 April 2013 by Earthworks Environmental Design has been submitted. The results state that no bats would be affected by the works, I therefore also find this aspect of the works to be acceptable.

With regards highway safety, the Highway Authority has raised no objections to the proposal, and thus I have no reason to think otherwise.
The final matter to therefore consider is design and the impact of the proposal on the setting, character and appearance of the barn conversion, a non-designated heritage asset.

The English Heritage Best Practice Guide on the Conversion of Farm Buildings states;           

      “traditional farm buildings are among the most ubiquitous of historic building types in the countryside” and “historic farmsteads and their buildings make a fundamental contribution to the richly varied character of the English countryside”.  This site is located within the Forest of Bowland Area of Outstanding Natural Beauty and Policy ENV1 of the DWLP requires development to protect, conserve or enhance this nationally important landscape.

Policy H17 of the Districtwide Local Plan focuses on the design of building conversions and requires traditional farm buildings to “remain looking like farm buildings after conversion”. In respect to extensions and additions it states: 

      “It is important that farm buildings are preserved in their original form without alien, urban additions or alterations”.

Having looked at the planning history for the barn it is apparent that the insertion of a large number of new openings was allowed on the front and rear elevations with the gable elevations remaining largely unaltered.  Notwithstanding this, the original form of the barn is still wholly intact and the agricultural origins of this traditional building are still clearly apparent, as is its setting on the edge of the former farmstead to which it was formally associated.  

It is considered that the erection of a two storey extension on the gable of this traditional barn, as proposed, would elongate the existing building, formally a traditional farm building and appear wholly domestic in its design and proportions.  The proposed openings on the front and rear elevations are uniform and domestic in their size and thus do not reflect the random placings of the existing openings, thus appearing as a modern and somewhat alien addition, contrary to Policy H17 of the DWLP and national guidance, the latter of which states: “Standard ‘domestic style’ windows can have a very adverse impact on the majority of farm buildings, and unless the building already has such windows they should be avoided”.
The extension would result in the elongation of the original barn appearing out of scale and diluting its historic form adversely affecting visual amenity.  The proposal would be placed on the gable end of the barn. This elevation remained unaltered as part of the original scheme of conversion, and the proposal to replicate these openings on to the gable of this extension which would give a false sense of the barns history and is thus considered to be wholly inappropriate and harmful to the historic character of this barn set within a designated landscape.  The application site is located down a long track, in an isolated area of the Forest of Bowland AONB.  The site is located on undulating lowland farmland, as defined by the Lancashire Landscape Character map.  In this location, the original building, would have contributed strongly to the character of its rural setting.  The proposal would result in the domestication of a traditional rural building to the detriment of the visual amenities of the area.

For these reasons I consider that the proposed extension would appear overly modern, and as an unsympathetic and domestic ‘add on’ to the barn which would adversely affect what remains of its intrinsic character on an original untouched elevation which would be harmful to the historic character of the barn, its setting, and the visual amenities of the nationally important landscape in which it is set when viewed from the PROW network, contrary to local and national planning policies.  I thus recommend refusal of the application on this basis.  

As an alternative to the proposed detrimental extension, the EH Best Practice guide recommends making use of existing outbuildings with minimal alteration. A single storey outbuilding that was clad with stone and given a slate roof as part of the original approval for the conversion of the barn (formally a stable block) exists in the yard area situated at the front of the barn conversion which would provide ancillary accommodation with minimal intervention (it has a number of rooflights in the rear roofslope and a number of stable door type openings which would, if glazed, provide lighting and this could be done without compromising the setting of the barn conversion.  I consider making use of this outbuilding would be a better solution to what is proposed as the works needed could be carried out without harming the setting and character of the barn conversion or the visual amenities of the locality.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 03 June 2013

















