

DELEGATED ITEM FILE REPORT - REFUSED
	Ref: AB
	

	Application No: 
	3/2015/0016

	Site:
	Cowley Brook Farm, Higher Road, Longridge, PR3 2YX

	Development Proposed:
	Conversion of barn to form two dwellings.

	Target:
	4th March 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Countryside Officer: Works will need to be subject of time constraints with no work taking place between March and August inclusive (the bird nesting season). Additionally, it is recommended that we include a condition for the provision of at least two bat roosting features and at least two bird nesting features built into the structure of the building.
LCC (Highways): The proposed parking spaces, given certain circumstances, would result in two of the spaces closest to the building being virtually unusable due to problems manoeuvring into the spaces. Furthermore, it would appear that the parking area encroaches into the highway verge which would not be acceptable. Due to the issues associated with the above and the likelihood of parking occurring on the public highway giving rise to road safety concerns, I would have to recommend that the application be refused on highway grounds.
Electricity North West: The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. There are two ENWL underground service cables running through the development site.  A safe working distance must be maintained from these.
LCC (Archaeology): Cowley Brook Farm is a non-designated heritage asset recorded on the County Historic Environment Record. The building is therefore considered to be of some historical interest. 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. Consequently should the Local Planning Authority be minded to grant planning permission to this or any other scheme, the Lancashire Archaeology Service would recommend that the recording of the building prior to conversion be secured by means of a condition.
RVBC Planning Policy: Whilst I accept that conversion of buildings is acceptable (in principle) under this policy, it does stipulate that these must be suitably located.  As highlighted in my comments on the previous application for the site 3/2014/0588, I remain concerned that the site is isolated and not suitably located, as supported by paragraph 55 of the National Planning Policy Framework (NPPF) which states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  Para 55 goes on to state that Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances. I remain of the opinion that there are no special circumstances in this instance and therefore, the creation of 2 new dwellings in this location would be inappropriate and not constitute a sustainable location in principle for development. 

Policy DMH4 of the Core Strategy specifically discusses the conversion of barns to dwellings.  When considering this application, the policy states that the building must not be isolated in the landscape, i.e. it should be within a defined settlement or form part of an already group of buildings and there should be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests.  Whilst I accept that the barn to be converted into two dwellings adjoins an existing house, I do not consider that one dwelling constitutes ‘an already group of buildings’ as required by DMH4.  I consider that this, in addition to the remoteness from services and facilities (as discussed above), results in the barn being isolated in the landscape.  

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy Adopted Version

Policy EN2 - Landscape
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings

National Planning Policy Framework

Section 7 – Requiring Good Design

Section 11 – Conserving and enhancing the natural environment

Section 12 – Conserving and enhancing the historic environment

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

	This application is a re-submission of planning application 3/2014/0588/P for the change of use of a barn to form two no. dwellings, erection of detached garages, change of use of land to create domestic curtilages and alterations to an existing access at Cowley Brook Farm, Higher Road, Longridge. The original proposal was refused by virtue of its harm to the character and appearance of the historic farm building and the visual amenities of the Forest of Bowland AONB and a lack of information.

This application seeks to convert of the barn to form two dwellings and removes the proposed curtilage extension to include garages and access from the previous scheme. The application site rises to the north-east and lies approximately 3km east of Longridge comprising the original farmhouse and the barn that is the subject of this application. The two storey barn is located to the east of the farmhouse and faces onto Higher Road. It has a single storey lean-to at the rear, which houses three stables, and a cart shed extends from the east elevation. The barn is faced with natural stone, a blue slate roof and timber window frames and doors with stone heads and cills.
This application proposes to convert the barn, stables and cart shed to form two 3 bedroom dwellings. The proposal would make use of the existing openings in the front and rear elevations of the existing farm buildings. There would be a parking area to the front of building providing for up to four vehicles. The main issues with this application relate to the principle of the development, the visual impact on the existing building and surrounding area and any potential impact on habitats. Notwithstanding the previous reasons for refusal, the development plan has been subject to rapid change. The Ribble Valley Core Strategy was adopted on the 16th December 2014 and is now afforded the full weight of the development plan. The policy situation will be reassessed under appropriate headings below.
Principle of Development
In respect of the housing requirement for the borough, an annual figure of 280dpa is contained in the Core Strategy. In terms of five year land supply, the latest position (30 June 2014) is that the Council is able to demonstrate a 5.10 year supply using the Sedgefield method of calculation. Housing provision is a benefit when it is of the right type and in the right location but the ability to demonstrate a five year supply alters the weight to be attributed to this ‘benefit’ in the planning balance under para 14 of the NPPF when determining applications.  

Core Strategy Key Statement DS1 seeks to direct the main focus of new housing development to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and identified ‘Tier 1’ villages, which are considered the ‘more sustainable’ of the 32 defined settlements in the Borough in terms of local services and accessibility.  In the remaining 23 ‘Tier 2’ villages development will need to meet proven local needs or deliver regeneration benefits. Core Strategy Policy DMH3 seeks to resist housing development within areas defined as open countryside or AONB and will be limited to ‘the appropriate conversion of buildings to dwellings providing 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’. Although the conversion of buildings is acceptable (in principle) under Policy DMH3, it does stipulate that these must be suitably located. This approach is supported by paragraph 55 of the National Planning Policy Framework (NPPF) which states that ‘Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances’.
Whilst new settlement boundaries will be defined in the forthcoming Site Allocations DPD, this site lies approximately 3km from the Principle settlement of Longridge and furthermore, lies outside any defined settlement including those identified as the ‘less sustainable’ Tier 2 villages. The site is considered isolated and remote from the nearest Tier 1 settlements and the Principal settlements of the borough where a larger range of services are found.  Accessibility to local services is a key component of sustainable development and future occupants would need to travel 3km to access the range of services in the principal settlement of Longridge. There are no bus stops within walking distance and as a result, I consider that future occupiers would be heavily reliant upon the use of a private car in order to meet their day-to-day needs. This would be directly at odds with development plan policy for the area which seeks to achieve more sustainable patterns of development.

Consequently, the proposal would lead to the development of isolated homes in the countryside which would not be suitably located and would conflict with Core Strategy Policies DS1, DMG2 and DMG3 which attaches considerable weight to proposals which promote development within existing developed areas or extensions to them at locations which are highly accessible by means other than the private car. 

Notwithstanding matters of principle in respect of the relative isolation of the site in respect of local services, additional guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4, which notes that ‘Planning permission will be granted for the conversion of buildings to dwellings where the building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already defined group of buildings’. Whilst the barn is not significantly remote from other built form given its attachment to the existing farmhouse, it is not considered to form part of a ‘defined group’ and the building itself is relatively isolated in the landscape.

The existing barn is located in the Forest of Bowland AONB where there 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. Furthermore, due to the local character and age of the building, it is considered to be a non-designated Heritage Asset (when considered against National Guidance) of historical interest. The NPPF, specifically Chapter 12, details ‘Conserving and enhancing the historic environment’.  Paragraph 131 provides advice when determining planning applications, noting that local planning authorities should take account of:
· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

It is acknowledged that the conversion would create a viable use for a building of historic and heritage merit. However, the proposal, by reason of its isolated location in the AONB, would be contrary to the development strategy of the Ribble Valley Core Strategy.

Observations/Assessment

In line with Core Strategy Policy DMH4, a structural survey has been provided that highlights that the buildings are structurally sound and capable of conversion, without the need for extensive building or major alterations which would adversely affect the character of the building. In this case the development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) which is afforded the highest status of protection in relation to landscape and scenic beauty. As such, 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. 
In terms of its design, the conversion of rural buildings should in keeping with local traditions particularly in terms of materials, geometric form and window and door openings. The proposal would make use of the existing openings of the building as far as is practical and would use materials to match those on the existing building. The proposal would not result in the outward extension of residential curtilage, except for a small area of land to the rear of the stables, and would make use of the existing residential curtilage of Cowley Brook farmhouse. However, should consent be granted permitted development rights for any development within the curtilage would be removed via a condition in order to protect the openness of the area.
The proposed parking layout, with vehicles parked adjacent to the highway, would result in some harm to the setting and appearance of the farm building. Vehicle parking should be unobtrusive and where possible this should be within the main building conversion or associated outbuildings such as open-fronted former cart-sheds or similar. With regards highway safety, the proposed parking arrangement would result in two of the spaces closest to the building being virtually unusable due to problems manoeuvring into them. Furthermore, it would appear that the parking area encroaches into the highway verge giving rise to road safety concerns. As such, the proposed development is likely to have an unacceptable impact on highway safety. 
In respect of the potential impacts on existing habitats at the site, it is essential that the presence or otherwise of protected species, and the extent that they may be affected by the proposed development, is established before the planning permission is granted, otherwise all relevant material considerations may not have been addressed in making the decision. Nesting birds and evidence of bat activity have been found on site. As such, should consent be granted, a condition for the provision of at least two bat roosting features and at least two bird nesting features built into the structure of the building in order to safeguard the favourable conservation status of the bat population will be attached.
In conclusion, the proposal is considered contrary to the development strategy outlined in Key Statement DS1 and Policy DMG2 of the Ribble Valley Core Strategy. Approval would lead to the creation of a new dwelling in the AONB without sufficient justification and would lead to unsustainable development. Furthermore, the proposed development is likely to have an unacceptable impact on highway safety. Accordingly it is recommended that the application be refused.

	SUMMARY REASONS FOR REFUSAL
The proposals would conflict with Core Strategy Policies DS1, DMG2 and DMG3 and is likely to have an unacceptable impact on highway safety.


Ribble Valley Borough Council  











DATE INSPECTED: 31/07/2014











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









