
 
DELEGATED ITEM FILE REPORT – REFUSAL
	Ref: DR

	Application No: 
	3/2014/0826/P

	Site:
	Mill House Farm Chipping Road Chaigley BB7 3LS

	Development Proposed:
	Change of use from shippon to 4 bedroom detached house, replacement of concrete block boundary wall with natural dry stone wall.

	Target:
	5th November 2014

	CONSULTATIONS: Parish/Town Council

	No response received.  

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Local Highway Authority - No objection subject to conditions:
1. Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other approved materials.  

Reason: To prevent loose material being carried onto the highway to the detriment of highway safety.  

2. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device. The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Longridge Road ( Chipping Road) to points measured 114 m in each direction along the nearer edge of the carriageway of Longridge Road ( Chipping Road), from the centre line of the access and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority’). Reason: To ensure adequate visibility at the site access. 

Engineers – Contaminated land report condition.  

	CONSULTATIONS: Additional Representations

	None received.  

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (RVDLP):

Allocation: Forest of Bowland Area of Outstanding Natural Beauty
Policy ENV1 – Development in the AONB
Policy ENV13 – Landscape Protection

Policy G1 - Development Control

Policy G5 - Settlement Strategy 

Policy H2 - Dwellings in the Open Countryside
Policy H15 - Barn Conversions  (location)

Policy H16 - Barn Conversions (building) 

Policy H17 - Barn Conversions (design)
Policy T1 - Transport Implications

Policy T7 - Parking

Ribble Valley Core Strategy (Including Proposed Main Modifications):

Key Statement DS1 - Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape

Key Statement EN5 – Heritage Assets 

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 - Transport and Mobility

Policy DME2 - Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets 

Policy DMH3 – Dwellings in the Open Countryside & AONB

Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings

Other relevant policy considerations:
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

	POLICY REASONS FOR REFUSAL:

	The building proposed to be converted is not worthy of retention and the resulting dwelling would be located in an unsustainable location a significant distance from services, increasing reliance on the private car.  The proposal would also fail to preserve the historic character and appearance of the AONB.  

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

	Site
The application site lies on the western side of Chipping Road in Chaigley, which is a relatively remote countryside location within the Forest of Bowland Area of Outstanding Natural Beauty (AONB).  The wider site comprises of a traditional farmhouse, a traditional stone barn and a more modern agricultural building, the latter of which is the subject of this application.  There are other residential properties on the opposite side of Chipping Road.  The town centre of the principle settlement of Clitheroe is approximately 3.5m to the east.  Within Clitheroe, Edisford Sports Centre and public swimming pool is approximately 2.5m from the site and there is a local Spar close to this facility some 2.7m from the site.  Planning permission was granted in November 2013 for the conversion of the traditional stone barn present on the site to a dwelling.  
The building the subject of this application is referred to by the appellant as a ‘shippon’ and was originally constructed to house poultry and later sheep.  It is a single storey structure sited at 90 degrees to the original stone barn.  The building is a part steel frame, part brick construction finished externally with cement render, sheet roofing and timber cladding.  
Proposal
Planning permission is sought for the conversion of the modern agricultural building to the north of the site to form a single residential dwelling with 4no bedrooms.  The block walls would be demolished and rebuilt in natural stone to facilitate the conversion.  
Main Issues
The main issues in this case are:
1. Whether or not the proposed residential use of the building is justified, having regard to the principles of sustainable development – in particular the aims of national and local planning policies and guidance which seek to restrict new housing development

in the countryside; and
2. The effect of the proposal on the character and appearance of the surrounding countryside, and whether it would conserve and enhance the natural beauty of the Forest of Bowland Area of Outstanding Natural Beauty (AONB).  
Principle
Planning law requires applications to be determined in accordance with the development plan unless material considerations indicate otherwise.  The saved policies in the Ribble Valley Districtwide Local Plan (RVDLP) of relevance to this appeal are listed above.  Also of relevance is the NPPF and whilst this does not change the status of the development plan, it is a material consideration to which significant weight should be attached.  The NPPF promotes a presumption in favour of sustainable development and states that in cases where the development plan is absent, silent or relevant policies are out of date, planning permission should be granted except in two circumstances – where the adverse impacts would significantly and demonstrably outweigh the benefits when assessed against the framework as a whole, or where specific policies in the framework indicate development should be restricted (paragraph 14).

The NPPF advises that for the purposes of decision-taking, the policies in the Local Plan should not be considered out-of-date simply because they were adopted prior to its publication – rather, due weight should be given to relevant policies in existing plans according to their degree of consistency with this framework.  The closer the policies in the plan to the policies in the Framework, the greater the weight that may be given (paragraphs 211 and 215).  Similarly, weight may also be afforded to relevant policies in emerging plans according to the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight that may be given); the extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that may be given); and the degree of consistency of the relevant policies in the emerging plan to the policies in this Framework (the closer the policies in the emerging plan to the policies in the Framework, the greater the weight that may be given).  The draft Ribble Valley Core Strategy has been submitted to the SoS.  The examination in public hearing sessions have concluded and a public consultation in respect of the proposed main modifications ended in September 2014.  The plan has therefore reached an advanced stage in production, although the Inspector’s report is awaited.  
Policy H2 of the RVDLP seeks to prevent new dwellings in the open countryside outside settlement boundaries except in three circumstances – for purposes of agriculture or forestry; conversion of certain buildings to dwellings; and to meet local need.  The NPPF seeks to avoid isolated homes in the countryside other than in particular circumstances. These are set

out in paragraph 55 and include reference to situations where there is an essential need for a rural worker to live permanently at, or near, their place of work in the countryside, where the re-use of redundant or disused buildings would enhance the immediate setting, if there would be exceptional or innovative design, or where such development would represent the optimal viable use of a heritage asset. Policy ENV1 seeks to protect, conserve and enhance the landscape and character of the Forest of Bowland AONB and guide, rather than prevent, development within it, having regard to the social and economic wellbeing of the area.  I consider policy ENV1 to be consistent with the NPPF.  

The NPPF is also clear that great weight should be given to conserving landscape and scenic beauty of Areas of Outstanding National Beauty (AONB), which have the highest status of protection in relation to landscape and scenic beauty.

The building proposed to be converted is not redundant or disused and the planning permission for the conversion of the traditional stone barn remains extant.  As such, if that permission were to be implemented, the building the subject of this application would be the only agricultural building present on the site to serve the farm.  The building itself is a modern agricultural unit and does not therefore comprise a heritage asset.  Its conversion may therefore result in the need for a further agricultural building to be erected on this site, which would further impact upon the character and appearance of the AONB.  The numerous window and roof openings proposed would be apparent and in addition, prominently lit up at night, fundamentally changing its character from an operational farm building in the open countryside to a residential dwelling. This impact would be further exacerbated by the parking of cars, storage of bins and other domestic paraphernalia within the curtilage.  
Whilst the NPPF does not define ‘isolated’, accessibility to local services is a key component of sustainable development.  The nature of the site is such that it is inevitably isolated and such isolation is a defining characteristic of dwellings in the AONB, many of which are farmsteads and dwellings formerly occupied by workers associated with these holdings.    There are residential properties in the vicinity of the site, however, Chaigley is not a village - rather there are sporadic dwellings historically located along the road to Clitheroe, which is approximately 3km to the west of the site.  Hence, whilst not isolated in that the site is close to existing dwellings, these dwellings and farmsteads in the Forest of Bowland AONB are isolated in respect of accessibility to local services.  Future occupants would be reliant on the private car to access the limited services in local villages and would need to travel 2.5m-3m to access the range of services in the principal settlement of Clitheroe.  
The site is within the AONB which is a nationally designated landscape and a designated heritage asset in NPPF terms, which have the highest protection in relation to landscape and scenic beauty - great weight should be given to conserving landscape and scenic beauty in AONB’s (paragraph 115).  Notwithstanding matters of principle in respect of the relative isolation of the site in respect of local services, the nature of the AONB is such that are likely to be fewer opportunities for new development, particularly given the requirement for great weight to be afforded to the conservation and scenic beauty of such areas.  Such great weight may be a presumption against development.  
The applicant has put forward details of innovative dwellings that have been approved in other areas.  However, I am not aware of the circumstances of these cases or whether or not they were located in protected areas such as those with AONB designations.  Nevertheless, the proposal before me does not meet the high test of innovative nor does it reflect the highest standards of architecture and does not therefore meet this exception in paragraph 55.  
I therefore conclude that the building that is proposed to be converted is not worthy of retention.  Furthermore, the formation of a new dwelling in this location, by reason of its isolated location in the Forest of Bowland AONB, would increase reliance on the private car and the proposal would fail to meet any identified exception set out in paragraph 55 of the NPPF to justify this harm.  I consider therefore that there are specific policies in the NPPF that serve in this case to preclude the principle of the development in this location.  As such, the proposal would be contrary to the NPPF, Policies H15, H16 and H17 of the DWLP and Policies DS1, DMH3 and DMH4 of the emerging core strategy.
In terms of five year land supply, the latest position (31 July 2014) is that the Council is able to demonstrate a 5.1 year supply using the Sedgefield method of calculation.  I consider that the proposals contribution to land supply in the Borough is limited and would not outweigh the harm I have identified above.
Access, Highways and Parking

The local highway authority has raised no objection to the proposal and recommends conditions to ensure the proposal is acceptable in highway safety terms.  As such, this does not form a reason for refusal of the application.  
Design and Impact on the AONB

The applicant states that the building is worthy of retention by virtue of it being an integral part of the farm setting.  However, as noted above, I consider that the building proposed to be converted is not worthy of retention beyond its natural lifetime as a functional agricultural building serving the farm.  Its conversion to a residential dwelling would result in the permanence of the structure, albeit altered and I consider this would be akin to the erection of a new dwelling in this historic landscape, introducing a discordant feature that would fail to preserve or enhance the AONB.  The proposal before me does not meet the high test of innovative nor does it reflect the highest standards of architecture and therefore fails to meet this exception in paragraph 55.  Whilst there is no presumption against minor development in AONBs, the changes to the appearance of the building and the domestication of its surroundings would not serve to conserve or enhance the scenic beauty of the AONB.
Draft Core Strategy Policies DMG2 and DMH4, amongst other matters, collectively seek to promote the re-use of existing buildings if they are not isolated in the landscape, and form part of an already defined group of buildings. However both of these Draft Core Strategy Policies also require no materially damaging effect on the landscape qualities and character of the area and the proposal therefore fails to comply with the objectives of these policies. Whilst I am mindful that each application should be assessed on its merits, the proposal could set a precedent for the approval of similar proposals to convert modern agricultural buildings to dwellings in the AONB, the cumulative impact of which would be of serious detriment to the core planning principles in the NPPF, undermining objectives to preserve and enhance heritage assets such as the AONB for future generations.  The NPPF is clear that great weight should be given to conserving landscape and scenic beauty of Areas of Outstanding National Beauty (AONB), which have the highest status of protection in relation to landscape and scenic beauty and I consider the proposal should therefore be refused.    
Protected Species 

The nature of the existing structure is such that it is highly unlikely to provide features suitable for use by bats or barn owls.  As such, no reason for refusal is raised in this respect. 

Conclusion

I conclude that the proposed residential use of the building would result in a new dwelling in a remote countryside location in the Forest of Bowland AONB isolated from services and facilities.  As a result, the future occupants would be reliant on the private car to access local facilities.  Furthermore, the proposal would fail to conserve or enhance the landscape and character of the Forest of Bowland AONB.  The proposal does not meet an identified exception in paragraph 55 and would therefore conflict with the aims of Local Plan Policies ENV1, G5, H15, H17 and H2, Draft Core Strategy Policies DMG1, DMG2, DMH3 and DMH4 and the NPPF.  The limited contribution of the proposal to housing land supply in the Borough does outweigh the harm I have identified.  I therefore conclude that the proposal does not comprise sustainable development.  

	RECOMMENDATION: Refusal


Note: This report must be read in conjunction with the Decision Notice.
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