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	DEVELOPMENT PROPOSED: 
	Conversion of agricultural barn into two dwellings

	AT:
	Barracks Farm  Chipping Road  Chaigley  BB7  3LX

	Ribble Valley Borough Council hereby give notice in pursuance of the provisions of the Town and Country Planning Act 1990 that permission has been refused for the carrying out of the above development for the following reason(s):

	1
	The agricultural building to which the application relates is not within an existing group of buildings and is in an isolated location that is distant from any facilities and services.  The proposed conversion of the building into two dwellings would therefore not represent sustainable development as defined in the National Planning Policy Framework and would be contrary to Policies G1, G5 and H2 of the Ribble Valley Districtwide Local Plan; and Key Statements DS1 and DS2 and Policies DMG1, DMG2, DMH3 and DMH4 of the Ribble Valley Core Strategy Submission Version as proposed to be modified.


	2
	The southern elevation of the building that is proposed to be converted is only 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.  With a separation distance of only approximately 10m it is considered that this would result in the provision of an unsatisfactory level of privacy/amenity for the occupiers of the proposed and existing dwellings contrary to the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy Submission Version as proposed to be modified.
P.T.O.

	3
	The submitted plans do not show the provision of means of escape windows to a number of first floor level bedrooms as required in order to satisfy the Building Regulations.  It is therefore likely that, in order to provide two dwellings that would satisfy the Building Regulations, more new window openings would need to be formed than those shown on the submitted plans. Any such additional (or larger) openings 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 the proposal is contrary to the requirements of Policies G1, H2, H15, H16 and H17 of the Ribble Valley Districtwide Local Plan and Policies DME2 and DMH4 of the Ribble Valley Core Strategy Submission Version as proposed to be modified.


	4
	The Protected Species Survey Report submitted with the application indicates that there is a high likelihood of a bat feeding roost within the building to be converted.  Further survey work comprising a minimum of one emergence and one return survey; and also further information in relation to mitigation measures for barn swallows, are required.  These matters would need to be addressed before any planning permission was granted for the conversion of the building into dwellings.  Due to the lack of such information in the application, the proposed development is therefore contrary to Policy ENV7 of the Ribble Valley Districtwide Local Plan and Policies DME3 and DMH4 of the Ribble Valley Core Strategy Submission Version as proposed to be modified.


	5
	Permission for the proposed development, that would result in the formation of two dwellings in an unsustainable location, would create a harmful precedent for the acceptance of other similar proposals without sufficient justification which would have an adverse impact on the implementation of the emerging planning policies of the Council contrary to the interests of the proper planning of the area in accordance with core principles and policies of the NPPF.


	Note(s)
	
	
	
	
	

	1
	For rights of appeal in respect of any reason(s) attached to the decision see the attached notes.


	2
	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. The proposal does not comprise sustainable development and there were no amendments to the scheme, or conditions that could reasonably have been imposed, which could have made the development acceptable and it was therefore not possible to approve the application.
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