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	Date Inspected:
	16/06/16
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Change of use from former agricultural building to one dwelling.

	Site Address/Location:
	Countess Hey, Elmridge Lane, Chipping PR3 2NY

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and I would raise no objection to the proposal subject to the following condition being attached to any permission that may be granted.

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 surface material

from being carried on to the public highway thus causing a potential source of danger to other road

users.


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement  EN2 – Landscape 

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMH4 – The Conversion of Barns and other Buildings to Dwellings
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2014/0440:
Prior notification of change of building to dwelling house.  (Withdrawn)

3/2013/0780:

Proposed detached outbuilding within residential curtilage to be used as ancillary study/art studio. (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located within an open countryside context being located within the Forest of Bowland Area of Outstanding Natural Beauty.  The site is located approximately 1.65 miles to the north of the northern extents of Longridge.
The character of the area is predominantly rural with surrounding landscape being utilised primarily for the purposes of agriculture.  

The existing building to which the application relates is located to the west or Elmridge Lane being accessed off the aforementioned lane by an existing road that serves Countess Hey and Countess Hey Barn.  Bona Vista, an existing dwelling house is also located directly to the east of the application building. 

The application building is a single storey structure formerly used for the purposes of agriculture/agricultural storage.  The building is of a pitched roof appearance with central gable being of blockwork and render construction with tiled roof.


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the existing agricultural building to that of a 4 bedroom dwelling house with integral car port and creation of associated private residential curtilage.
The works associated with the proposed conversion are as follows:

· Re-clad existing central gable with stone facings and matching quoins
· Introduction of natural stone heads and sills

· Introduction of grey window and door frames (Painted softwood or powder coated aluminium)

· Erection of porch to east elevation.

· Re-rendering of external elevations

· Installation of external shutter style barn doors
The existing building measures approximately 10.1m in width and being 29m in length resulting in an overall footprint of 292.9sq.m. 
The application site area measures approximately 1265sq.m in area, taking into account the footprint of the building; this will result in the creation of an associated private residential garden area measuring approximately 972.1sq.m.



	Impact Upon Residential Amenity:

Given the separation distances between existing dwellings and the proposed dwelling and taking account of the orientation of primary habitable room windows I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  


	Visual Amenity/External Appearance:

The starting point for assessing the principle of such conversions within the Forest of Bowland AONB  is Policy DMH4 which states that ‘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 application building is a single storey structure formerly used for the purposes of agriculture/agricultural storage.  The building is of a pitched roof appearance with central gable being of blockwork and render construction with tiled roof.  Whilst it is accepted the appearance of the building reflects its utilitarian purpose, it is not considered, buy virtue of its materials, design or external appearance that it currently possesses any intrinsic interest nor does it currently contribute to its setting.

In this respect the proposals is considered to be in direct conflict with DMH4 given the existing building  is not considered to be of any intrinsic interest or provide any contribution to its setting.  Given Policy DMH4 is the starting point for assessing the acceptability of whether any buildings are to be considered  appropriate for conversion, I must consider in this respect that the proposal does not accord with the aims or objectives of DMH4.
In respect of the visual impact of proposed alterations, the submitted details propose the rendering of the majority of the external elevations of the building save that of the central gable element which is to be re-clad in stone. New stone head and sills are to be introduced including the introduction of a number of new openings to accommodate windows.  It is proposed that a porch structure will be erected on the east elevation and that barn style shutters will be installed on the south and east elevation.  

Whilst I accept that the applicant has stated that these will assist in the building retaining a utilitarian appearance when they are closed, I do not consider that they would be adequate to create the notion of a rural appearance when open and may actually result in the building appearance more incongruous through the introduction of a shutter-style device that is atypical of the character of the area.  When considering the proposed alterations as a whole I am of the opinion that the excessive introduction of windows of domestic proportions, read in concert with the proposed dominant external facing material and carport arrangement are likely to result in a proposal that would appear as both discordant and anomalous being of detriment to the character and visual amenities of the area.
Taking into account the proposed alterations, materials, windows arrangements, fenestrational proportioning  and integral garage arrangement I am of the opinion that the proposal would result in the introduction of an incongruous form of development which is overtly domestic in appearance that is more akin to a large detached suburban bungalow,  that fails to reflect local distinctiveness, vernacular style, acknowledge the special qualities of the area contribute or enhance its setting contrary to the requirements of Key Statement EN2 and Policies DMG1, DMH4 and DMG2.
Additional concerns exist in respect of the potential visual impacts as a result of the extents of the proposed residential curtilage.  In this respect Policy DMH4 states that ‘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’ .  It is considered that extents of the residential curtilage proposed are likely to result in compounding the proposals domestic and suburban appearance.  It is further consider that the likely proliferation of domestic paraphernalia within the proposed curtilage will be of further detriment to the protected landscape through the creation of a suburban visual encroachment into the area.


	Landscape/Ecology:

The application has been accompanied by an Ecological Survey/Assessment and Licensed bat Survey.   
The survey concludes that there is no adverse direct impact upon statutory or non-statutory designated sites. However, further surveys are required to determine the presence or absence of great crested newt at Ponds 1 and 2, and to ascertain the type of bat roost present at the building within the site.  It is possible to implement reasonable actions for the protection and long-term conservation of fauna such as roosting bats, nesting birds, roosting Barn Owl and commuting/foraging bats associated with the site.

Otherwise, this ecological appraisal has demonstrated that the proposed redevelopment of the site is feasible and acceptable in accordance with ecological considerations and the National Planning Policy Framework. 
Roosting bats have been identified in two locations within the building and barn Owl has also been detected roosting within the building.  Should consent be granted there will be the need for further survey work including suitable mitigation including the installation of temporary Barn Owl provision.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that I recommend that planning consent be refused.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposal is considered contrary to DMH4 of the Ribble Valley Core Strategy insofar that it is not considered that the building and its materials are worthy of retention by virtue of their intrinsic interest, potential or contribution to their setting.


	02
	The proposal is considered to be in direct conflict with Key Statement EN2 and Policies DMG1, DMG2 and DMH4 of the Ribble Valley Core Strategy by virtue of its design, materials and external appearance, which fail to protect, enhance or conserve the character of the AONB Landscape or character of the area.  It is further considered that approval of the development would result in the introduction an incongruous, discordant and unsympathetic form of development that would be of significant detriment to the visual amenities and character of the area by virtue of its failure to reflect local distinctiveness, vernacular style, or features.



