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	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No response received

	
	
	

	LCC ARCHAEOLOGY:
	A building of a similar size and location as that proposed for conversion is thought to be depicted on the 1st Edition Ordnance Survey 1:10560 (Lancashire Sheet 46), surveyed in 1844. 

The building should therefore 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 1750-1880 has been recognised as the most important period of farm building development in England. 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. 

The CBAs 'An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy' has indicated that "there is an urgent need for all local authorities to ensure that farm buildings undergoing adaptation are at least considered for recording" (p. 140) so that "a regional database of farm buildings can be derived and variations across the region examined." (ibid.).

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 the following condition:

Condition: No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

	
	

	RVBC COUNTRYSIDE
	Suggest that should consent be grated that conditions be attached in relation to protected species mitigation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

The application seeks consent for the conversion of an existing standalone stone built barn into a self-contained four bedroom dwelling.  

The submitted details propose that the existing openings will be retained and will accommodate windows to habitable rooms all to be of timber frame construction, it is further proposed that the existing fibre-cement sheet roof will be removed and replaced with natural slate with the introduction of 2x roof-lights and 2x roof-lights to the southwest and north east facing roof planes.
A structural survey submitted in support of the application concludes that ensure structural integrity approximately 14% of the external facing walls will be required to be rebuilt with the introduction of internal load-bearing walls to support the first floor accommodation also necessary.

The applicant has provided a proposed site plan in support of the application which indicates a residential curtilage bounding the barn that extends, outward from the barn, by approximately 9-10m to the northeast, 10-12m to the southwest, 6m to the northwest and 7m to the southeast. The submitted details fail to show how parking and vehicular manoeuvring will be accommodated on site and, extents of proposed hard/soft landscaping or proposed boundary treatments.
Site Location

The building proposed for conversion is a free standing stone built barn adjoining Cherry Tree farm and benefits from an existing vehicular access off Chipping Road located within the designated Forest of Bowland AONB.

The site is afforded a relatively high level of visibility upon approach from both the east and west which is further reinforced by the sense of visual openness inherent to the immediate landscape character.  
The site is located approximately 2.4 miles to the east of Chipping, 4.8 miles to the west of Clitheroe and 3.8 miles to the north east of Longridge.

Relevant History

The site has no planning history that is directly relevant to the current application.
Relevant Policies

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity & Geodiversity

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DHM3 – Dwellings in the open countryside & AONB

Policy DMH4 – The conversion of barns and other buildings to barns

National Planning Policy Framework (NPPF)

Environmental, AONB, Human Rights and Other Issues

Principle of Development
The planning policy context for the application site is set out at a national level by the National Planning Policy Framework (NPPF) and at a local level by the Ribble Valley Core Strategy, the formal adoption of the Core Strategy (including the Inspector’s modifications) was considered and adopted at a Meeting of Full Council on Tuesday 16th December 2014.  

The Core Strategy is therefore the starting point for decision making within the Borough, setting out the spatial vision for the borough and how sustainable development will be delivered.  Having been found to be NPPF compliant, it is further considered that what constitutes sustainable development, at a local level, is embodied within and to be determined against the core policies contained within the overall strategy.
The overall development strategy for the borough is set out in Key Statement DS1 which aims to promote development in the most suitable locations in the borough, and has been informed by evidence base work which classifies settlements into Principal, Tier 1 and Tier 2 settlements largely based on an evidence based assessment regarding the sustainability of settlements within the Borough.  With Key Statement DS2 setting out the presumption in favour of sustainable development within the borough and states that planning applications which accord with the policies contained within the Core Strategy will be approved unless other material considerations indicate otherwise.

Policy DMG2 sets out the strategic considerations in relation to housing and states that development should be in accordance with the Core Strategy Development Strategy and should support the overall spatial vision for the borough, it further states that outside the defined settlement areas development must meet one of the following considerations:
· The development should be essential to the local economy or social well-being of the area.

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

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

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

· The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.
Policy DMG3 states that in assessing proposals the Local Planning Authority will attach considerable weight to the availability and adequacy of public transport and associated infrastructure and consider the provision made for access to the development by pedestrian, cyclists and those with reduced mobility.  It recognises that transport considerations are key to the delivery of sustainable development within the borough and seeks to promote development within existing developed areas or in locations which are considered highly accessible by means other than the private car.

Policy DMH3 allows for the appropriate conversion of buildings to dwellings in the open countryside and AONB 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.

Policy DMH4 allows for the conversion of barns and other buildings to dwellings providing the building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already group of buildings, it further states that the conversion of buildings should be of a high standard and in keeping with local tradition. The impact of the development, including the creation of garden area and car parking facilities (or other additions) should not harm the appearance or function of the area in which it is situated.

Other Matters
The applicant has submitted a bat, bird and owl survey in support of the application which has identified that the building has been used for nesting by barn owls, it further identifies that without adequate mitigation it is reasonable to assume that there may be the loss of an important nesting and roosting site for this species.  Mitigation has been proposed in the form of an integral replacement barn owl nest located within the roof void of the building with a temporary tree-mounted nest/roost box being proposed during the construction phase of the development.  Should consent be granted it is suggested that details of the proposed mitigation shall be submitted to and approved by the Local planning Authority prior to the commencement of the development.
Assessment/Conclusion
Policy DMG2 set out the strategic considerations in relation to housing and states that residential dwellings outside the defined Settlement Areas must meet a number of considerations, none of which apply to the current proposal.  
It is recognised that transport considerations are key to the delivery of sustainable development within the borough and Policy DMG3 seeks to promote development within existing developed areas or in locations which are considered highly accessible by means other than the private car.  In respect of the current application it is clear that use of the private motor vehicle would predominate due to the lack of access to public transport and dedicated pedestrian footways.
In respect of new dwellings in the open countryside and those located in the Forest of Bowland AONB these are covered by Policies DMH3 which recognises that the appropriate conversion of buildings to dwellings may be considered acceptable provided that they are suitably located or meet specific criteria none of which apply to the current proposal which is additionally considered to be in an isolated location with limited access to services and/or facilities which would result in an unsustainable pattern of development by virtue of its remote location which would place further reliance on the private motor vehicle.
Policy DMH4 recognises the need for the conversion of buildings to be of a high standard and in keeping with local tradition. The visual impact of the development, including the creation of garden areas and car parking facilities (or other additions) should not harm the character or appearance of the area.  This is further reinforced within Policy DMH3 which states that there should be no adverse impact on the landscape and Policy DMG1 which sets out general considerations in relation to the amenities of the surrounding area.  

Further protection is afforded to the Forest of Bowland  AONB within Key Statement EN2 which requires that development will need to contribute to the conservation of the natural beauty of the area. The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced.  As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.  

In respect of the potential visual impact of the proposal upon the protected landscape it is considered that the vehicular parking arrangements and extents of residential curtilage associated with the conversion may give rise to the proliferation of domestic paraphernalia upon the landscape resulting in a visual urban encroachment to the detriment of the character and appearance of the AONB and immediate/wider landscape character.
The proposal has been assessed on the basis of national and local plan policy and has found to be in direct conflict with both.  The proposal would lead to the creation of new dwelling in the Forest of Bowland AONB without sufficient justification, which if approved, would cause harm to the development strategy for the borough as set out in the Adopted Core Strategy leading to an unsustainable pattern of development.  It is further considered that the grating of consent would create a harmful precedent for the acceptance of other similar unjustified proposals which cumulatively would have an adverse impact on the implementation of the Development Strategy for the Borough

Therefore, having carefully assessed the proposal and having regard to all relevant matters that I recommend accordingly.
RECOMMENDATION: That planning permission be refused for the following reasons:
1.
The proposal is considered contrary to Key Statements DS1, DS2 and policies DMG2, DMG3, DMH3 and DMH4 of the Ribble Valley Core Strategy (Adopted Version) in that the approval would lead to the creation of a new dwelling in the Forest of Bowland AONB without sufficient justification which would cause harm to the development strategy for the borough.  It is further considered that the approval of this application would lead to an unsustainable form of development in an isolated location that does not benefit from local services or facilities, placing further reliance on the private motor-vehicle contrary to the presumption in favour of sustainable development.
2.
The proposal by virtue of its harmful effect from the likely impact of domestic paraphernalia such as parked vehicles, sheds, washing lines, children's play equipment and fence lines on this part of the Forest of Bowland AONB would represent an urban encroachment to the significant detriment of the character and appearance of the protected landscape, contrary to Key Statement EN2 and Policies DMG1, DMG2, DME2, DMH3 and DMH4 of the Ribble Valley Core Strategy (Adopted Version
3.
The proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals, without sufficient justification, which cumulatively would have an adverse impact on the implementation of the Development Strategy for the Borough, contrary to the interests of the proper planning of the area in accordance with core principles and policies of the National Planning Policy Framework.
