
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2014/0540/P

	Development Proposed:
	Conversion of agricultural barn into two dwellings at Barracks Farm, Chipping Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to the proposal on highway grounds, but comments that the proposal will increase the traffic flow to and from the site and will impact on Chipping Road.  He comments that, currently the access track is unsurfaced and there are drainage complications at the junction of the track with Chipping Road.  In the event that permission is granted, the County Surveyor recommends the imposition of conditions requiring the hard surfacing of the first 10m of the access track from the highway boundary; and the submission for approval and subsequent implementation of a scheme for the drainage of the access track close to its junction with Chipping Road.
Environment Directorate (County Archaeologist) – Comments that the building appears to be shown on the 1st Edition Ordnance Survey dated 1844.  As such, the building should be considered to be of some historical interest, probably dating to the early 19th century, but having undergone a number of alterations in response to changes in agricultural practices and economics.  The period 1750 to 1880 has been recognised as the most important period of farm building development in England.

The County Archaeologist comments that 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.  Therefore, should the LPA be minded to grant planning permission to this, or any other scheme, the Lancashire Archaeology Service recommends the imposition of a condition to secure the appropriate recording to the building prior to the commencement of any conversion works.



	CONSULTATIONS: Additional Representations

	A letter has been received from a local resident (but not in the immediate vicinity of the application site) who comments that she is the owner of the land down the western side of the access track but that she was not notified of the application.  The letter does not contain any objections to the application.


	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 H12 - Curtilage Extensions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

The Core Strategy Submission version as proposed to be modified
Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in favour of sustainable development.

Key Statement EN2 – Landscape.

Key Statement EN4 – Biodiversity and Geodiversity.

Key Statement EN5 – Heritage Assets.

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 DMH3 – Dwellings in the Open Countryside and AONB.

Policy DMH4 – Conversion of Barns and other Buildings to Dwellings.
Policy DMH5 – Residential and Curtilage Extensions. 
National Planning Policy Framework (NPPF).

National Planning Policy Guidance (NPPG).

 

	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, H2, H15, H16, H17, ENV1 and ENV7 of the DWLP and Key Statements/Policies DS1, DS2, EN2, EN5, DMG1, DMG2, DME2, DME3, DME4, DMH3 and DMH4 – Unsustainable development due to the isolated location of the site; and detrimental effects upon the appearance and character of the traditional barn, the amenities of existing and the future residents, and species protection/conservation.


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

	Site Location and Surroundings
Barracks Farm (comprising the farmhouse and two agricultural buildings) is located at the northern end of an approximately 110m long access track off the north side of Chipping Road, Chaigley in an isolated location within the Forest of Bowland Area of Outstanding Natural Beauty.  The former Craven Heifer Public House (now a dwelling) is located on the south side of Chipping Road opposite the southern end of the access track to Barrack Farm.  Other than the former public house, the nearest dwellings to Barrack Farm are the group of properties at Walker Fold, approximately 370m to the south east of the application site.

Proposal

The main agricultural building at the farm comprises the following:

1.
The traditional two storey stone built barn with a first floor loft.

2.
A single storey stone croft attached to the north eastern corner of the main stone barn (building 1).

3.
A relatively modern agricultural barn with duo pitched roof attached to the western side of the main stone barn (building 1).

4.
A lean-to agricultural shed with a mono-pitched roof attached to the western side of the modern barn (building 3).

Permission is sought for the demolition of the modern additions and the conversion of the main stone structure (buildings 1 and 2) to form two dwellings; one with two bedrooms and the other with three bedrooms.

Determination

The main considerations in the determination of this application relate to the principle of converting the traditional barn in this location into two dwellings; structural stability; effects upon the building as a non-designated heritage asset; visual amenity; residential amenity; highway safety; and protected species.

Principle of Development

As previously stated, the application site is within the open countryside outside of any settlement boundaries and falls within the Forest of Bowland Area of Outstanding Natural Beauty. As such, saved Policy ENV1 of Districtwide Local Plan is relevant. Within the AONB the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors. 

Saved Policy G5 of the DWLP is also applicable to the proposals.  The policy is intended to recognise the need to protect the countryside from inappropriate development but in doing so accepts that the countryside is a working area and a source of many Ribble Valley resident’s livelihoods. Policy G5 states that, outside the main settlement and village boundaries, planning permission will only be granted for small scale developments which are essential to the local economy, developed for local needs housing (subject to saved Policy H20 of the DWLP) or are for other small scale uses appropriate to a rural area which conform to the policies of the plan. 

Whilst the DWLP policies outlined above remain of some relevance, the Inspector’s Report on the Core Strategy has now been received and was published on 2 December 2014. The Inspector concludes that with the modifications set out in the Appendix to his report, the Core Strategy satisfies the requirements of Section 20(5) of the 2004 Act and meets the criteria for soundness in the NPPF.

The weight that can be given to relevant policies in the Core Strategy is guided by para. 216 of the NPPF. In relation to the criteria set out in para. 216:

· 
The stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight that can be given);


The stage is very advanced so significant weight can be given in this regard.  There is to be no further consultation and the only outstanding stage is adoption of the plan.

· 
The extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that can be given);


The Examination of the plan has considered the objections and the IR and Modifications effectively provides a final view on such matters.  There is no further stage of consultation. As such, significant weight can be given.  

· 
The degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF (the closer the policies in the emerging plan to the policies of the NPPF, the greater the weight that can be given).  

The IR concludes that with the Main Modifications put forward the plan’s approach to various aspects of the strategy are justified, effective and consistent with national policy. As such significant weight can be given.
In conclusion the Council considers that significant weight can now be attributed to the policies of the Core Strategy. It is intended to proceed to adoption as soon as possible, at which stage full weight can be given to the Core Strategy as part of the statutory Development Plan. Upon Adoption of the Core Strategy the policies of the DWLP will cease to be part of the Development Plan.

When assessing the proposals against the Core Strategy policies at this stage, a central issue for consideration is whether the proposals would cause harm to the Development Strategy. A proposed modification to Policy DMG2: Strategic Considerations states that development should be in accordance with the Core Strategy Development Strategy and should support the spatial vision…within the less sustainable of the defined settlements (tier 2 villages) and outside the defined settlement areas [as this site is] development must meet at least one of the following considerations: 
1.     
The development should be essential to the local economy or social well being of the area.

2.    
The development is needed for the purposes of forestry or agriculture.

3.    
The development is for local needs housing which meets an identified need and is secured as such.

4.    
The development is for small scale tourism or recreational developments appropriate to a rural area.

5.    
The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

6.     
The development is compatible with the enterprise zone designation.
In protecting the designated Area of Outstanding Natural Beauty the Council will have regard to the economic and social well being of the area.  However the most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation.  Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.  Development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting.  The AONB Management Plan should be considered and will be used by the Council in determining planning applications.

This policy assists the interpretation of the development strategy and underpins the settlement hierarchy for the purposes of delivering sustainable development.  In establishing broad constraints to development the Council will secure the overall vision of the Core Strategy.

It is considered that the proposals would therefore not comply with policy DMG2 of the Core Strategy.  

In addition, paragraph 55 of the National Planning Policy Framework (NPPF) states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  In this instance the site is considered to be isolated.  Whilst there is a bus stop 0.5 miles from the site which runs to larger settlement areas, It is not considered that this alone makes the site a sustainable location. Paragraph 55 states that Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances. It is not considered that there are any ‘special circumstances’ in this case. This is not therefore considered this to be a sustainable location in principle for the proposed development.  

In terms of housing land supply, based upon the most up to date information available from the 30 June 2014 Housing Land Availability Schedule, RVBC can currently demonstrate a 5.1 year supply when measured against the current Core Strategy housing requirement of 280 units/year..  

The proposal does not therefore appear to be acceptable as a matter of principle. The more specific Core Strategy Policies DMH3 and DMH4, however are also relevant to the consideration of this application.
Policy DMH3 states that within the open countryside or AONB residential development will be limited to:

· 
development essential for the purposes of agriculture or residential development which meets an identified local need.

· 
the appropriate conversion of buildings to dwellings provided they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction. 

Policy DMH4 relates specifically to the conversion of barns and other buildings to dwellings and states that permission will be granted for such development where:

· 
the building is not isolated in the landscape, ie it is within a defined settlement or forms part of an already group of buildings, and

· 
there need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure, and 

· 
there would be no materially damaging effect on the landscape quality of the area or harm to nature conservation interests, and

· 
there would be no detrimental effects on the rural economy, and

· 
the proposals are consistent with the conservation of the natural beauty of the area, and

· 
that any existing nature conservation aspects of the existing structure are properly surveyed and were just to be significant preserved, or if this is not possible, then any loss adequately mitigated.

The building to be converted must:

· 
be structurally sound and capable of conversion without the need for extensive rebuilding or major alteration which would adversely affect the character or appearance of the building. The Council will require a structural survey to be permitted with all planning applications of this nature. This should include plans of any rebuilding that is proposed,

· 
be of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character and appearance of the building,

· 
the character of the building and its materials are appropriate to its surroundings and the building and its materials are worthy of retention because of its intrinsic interest or potential or its contribution to its setting, 

· 
the building has a genuine history of use for agriculture or other rural enterprise. 

The various requirements of Policies DMH3 and DMH4 will be discussed below under appropriate sub-headings. 

Location 

As previously stated, it is not considered that the building to be converted forms part of an existing group of buildings. Therefore, the overriding locational requirement in order for a barn conversion to a dwelling to be acceptable, is not satisfied. 

Structural Stability 

A Structural Report submitted with the application concludes that:

· 
the barn is in reasonable condition, except in the upper half of the northerly wall of the outrigger which has suffered some displacement with consequential cracking. Some lintels and jambs to openings are also defective. 

· 
the barn is stable in its present state, despite the defects, and the proposed conversion can be carried out satisfactorily, subject to the replacement of defective lintels and jambs; the rebuilding of the upper half of the northerly side wall of the outrigger; and re-roofing as necessary.

Following a visit to the site, the case officer has no reason to dispute the conclusions of the structural report and considers that the barn could be converted without the necessity for rebuilding in excess of 30% of the existing walls. Indeed, the small part of the upper half of the northern wall of the outrigger is considerably less than 30%. The proposal is therefore acceptable in relation to this particular consideration.
Effects upon the Character and Appearance of the Building – A Non Designated Heritage Asset

In a Heritage Statement submitted with the application it is concluded that the proposed development has sought, firstly, to achieve the most viable use of the building now that the owner no longer farms the land; and, secondly, to successfully convert the building in a sensitive and sympathetic manner. In assessing the harm caused, the following factors were listed in the Heritage Statement:

1. 
The setting of the building is preserved and indeed enhanced by the proposal.

2. 
The development will have a minimal and acceptable impact on the types of the building.

3. 
The economic viability of the building is improved. 

4. 
By converting the building and tidying up the site, it makes a significant contribution to the rural landscape.

5. 
The works would bring environmental benefits to the community including economic benefits and enhancement to the environment. 

For the reasons given in the Heritage Statement the applicant therefore considered that the proposal represented an appropriate development with no significant or detrimental impact upon the significance, setting or character of the heritage asset. The applicant therefore contended that the application represented appropriate development and that planning permission should therefore be granted.
In response to the applicant’s conclusions in relation to this particular consideration, it is worthy of note that the County Archaeologist commented that “the proposed conversion will have a significant impact on the historic character and appearance of the building” (although he would accept the imposition of a “building recording” condition in the event that the LPA was minded to approve the application.

Additionally, as submitted, the proposed plans show the use of existing door and window openings throughout, with minimal new openings in the walls.  This is partly achieved through the proposed use of roof lights to serve the bedrooms rather than forming new windows in the walls (although one bedroom appears to have neither a roof light nor a window).  All first floor bedrooms, however, must have an escape window in order to satisfy the building regulations and it is unclear from the submitted plans whether the roof lights would provide the means of escape in accordance with building regulations.  As no internal sections are provided, it is also possible that the staircase to one of the proposed dwellings might not have the required 2m headroom to satisfy building regulations.
Therefore, due to the inadequacies of the submitted plans, it appears likely that, in order to comply with the Building Regulations, more window openings would be required which would, inevitably, further impact upon the appearance and character of the building – a non-designated heritage asset.  As it is not possible (from the submitted plans) to make a proper assessment of such impact, it is considered that this represents a sustainable reason for refusal of the application.

Protected Species

A Protected Species Survey Report submitted with the application indicates that there is a high likelihood of a significant feeding roost within the attached croft and a more minor feeding roost within the main two storey stone built barn.  The Council’s Countryside Officer has advised that further survey works would be required with a minimum of one emergence and one return survey being necessary.  The Countryside Officer comments, additionally, that further information is required in relation to mitigation measures for barn swallows and that a detailed Method Statement would be required for all works.
The lack of the required additional survey works and details of mitigation measures mean that the proposed development could have a detrimental impact upon protected species.  This represents a further reason for refusal of the application.

Residential Amenity

The barn to which the application relates has its south elevation approximately 10m away from the northern (rear) elevation of the existing farmhouse.  The windows in the southern (front) elevation of one of the proposed dwellings would therefore directly face the windows in the main rear elevation of the existing farmhouse.  It is considered that, with a separation distance of only approximately 10m, this would result in the provision of an unsatisfactory level of privacy/amenity for the occupiers of the proposed and existing dwellings.

It is therefore considered that this represents a further reason for refusal of the application.

Provision of Curtilage/Visual Amenity

The proposed curtilages of the two properties would not be excessive and would be on land that is presently hard surfaced as part of the original farmyard.  If permission was to be granted, conditions could be imposed in relation to the size of the curtilages and their boundary treatment/screening.  As such, the proposal could be conditioned such that there would be no seriously detrimental effects upon the appearance of the locality.  The proposal is therefore considered to be acceptable in relation to this particular consideration.

Highway Safety

The County Surveyor has confirmed that, subject to improvements to the existing access road, he has no objections to the proposed development.  Therefore, subject to appropriate conditions, the proposal would be acceptable in relation to this particular consideration.

Conclusion

As detailed in the report, the proposed development is considered to be unacceptable in principle due to the isolated location of the application site and is also unacceptable for a number of reasons that relate to detailed considerations.  It is accordingly recommended that planning permission be refused for all the reasons explained in the report.


	RECOMMENDATION: That planning permission be refused.


This report needs to be read in conjunction with the Decision Notice.








