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	Date Inspected:
	11/10/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

	


	Development Description:
	Dove Syke Nurseries, Eaves Hall Lane, West Bradford BB7 3JG

	Site Address/Location:
	Change of use from storage building to dwelling house.

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received and relates to the following:
· Creation of a new dwelling in the open countryside

· Unsustainable location for a new dwelling

· Urban encroachment into the AONB

· Inadequate information relating to retention of existing landscape features

· Access shared with commercial enterprise

· Original and amended plans are inaccurate

· Unauthorised development at the application site

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DS1 – Development Strategy

Policy DS2 – Sustainable Development

Policy EN2 – Landscape

Policy H1 – Housing Provision

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

Policy DME3 – Site and Species Protection and Conservation

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
National Planning Policy Framework
National Planning Policy Guidance

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the conversion of an existing building to a dwellinghouse at land at Dove Syke Nursery, Moor Lane, West Bradford. The site is within the Forest of Bowland Area of Outstanding Natural Beauty and appears to be used in connection with the applicant’s cider making business, Dove Skye Cider, with the main office and facilities building located approximately 40m north west of the application building. The site is located off a single track approximately 350m to the southwest of the junction with Eaves Hall Lane, West Bradford. The track also provides access to two residential properties sited further to the southwest.
The application building is a 1 ½ storey portal framed building constructed with concrete blockwork and rendered externally. The roof is constructed from asbestos sheets and there is a single storey lean-to extension of timber construction on the western (rear) elevation. The application proposes to convert the building to a single storey dwellinghouse consisting of two bedrooms, a bathroom and a kitchen/lounge. The proposed plans denote minimal alternations to the external appearance of the building. The timber lean-to extension would be removed and an extension of similar style and proportions would be built in its place.

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the principle of the development, its impact on the visual appearance of the surrounding area and Forest of Bowland AONB, its effect on the residential amenity of neighbouring and future occupants and its impact on protected species and trees. In this case, I am mindful that the applicant has sought pre-application advice. In the Council’s pre-application response dated 31st May 2016 it is stated that converting the building to a dwelling and offices would potentially be acceptable in principle. Notwithstanding the pre-application advice, the proposals will be considered against the relevant policies of the Core Strategy below.
Principle of Development

Core Strategy DMH4 relates specifically to the conversion of barns and other buildings to dwellings and states that planning permission will be granted subject to other policies in the plan where, amongst other requirements, the building is not isolated in the landscape, i.e. it is within a defined settlement of forms part of an already group of buildings. The building is located approximately 40m from the main office and facilities building associated with Dove Skye Cider. There is also a small cluster of buildings located around 100m to the west including residential properties Dove Syke and Dove Syke Barn, however; these are considered too far detached to be grouped with the application building. Nonetheless, by virtue of its close proximity to the office and facilities building, the application building would not be isolated or remote in the landscape and complies with this part of Policy DMH4.
Proposals to convert barns and other buildings to dwellings must accord with all ten considerations in Policy DMH4. The building to be converted must have a genuine history of use for agriculture or another rural business. At the time of my site visit the building was being used predominantly to store cider in association with the applicant’s cider making business although there was also some domestic paraphernalia visible. There is no planning history for the main building although the timber lean-to extension was granted consent for use in association with a seed planting business. Taking into account the above, I am reasonably satisfied that the building has been used in connection with the applicant’s rural enterprise.
The application includes a brief structural appraisal of the application building. The existing roof would be replaced by green corrugated roof sheets and there is no requirement for rebuilding of the walls as they are currently in good condition. The majority of work would appear to be ensuring the building is suitably insulated for residential use. Having viewed the building and considered the submitted information it is considered that the building is structurally sound and capable of conversion without extensive building or major alteration.

A further consideration relates to whether the building and its materials are worthy of retention due to its intrinsic interest or its contribution to the character of the area. Modern farm buildings, or properties constructed in a style or in materials not in keeping with the area are not considered suitable for conversion. The building is of concrete block construction and does not possess any features that are considered worthy of retention and it has no intrinsic interest which should be preserved. The Forest of Bowland Landscape Character Assessment states that this area is characterised by gritstone vernacular buildings. It is not considered that the building that is the subject of this application is worthy of retention. It does not contribute positively to the character or appearance of the landscape or the AONB and its removal would have a net positive impact. Therefore, the conversion of this building to a single dwellinghouse would be contrary to Policy DMH4.
Visual Appearance and Design

The timber lean-to is not structurally sound and therefore is proposed to be replaced with a like-for-like replacement building constructed from concrete blockwork and clad externally with timber. There would be a large glazed opening on the north elevation of the lean-to which does not reflect existing openings. Whilst not ideal, Policy DMH4 does not prohibit the extension of buildings to be converted providing they do not harm the character or appearance of the building. The extension proposed would be simple in its design, would be clearly subservient to the main building and would maintain the operational appearance of the agricultural building.
The windows in the existing building are a mix of timber and UPVC construction. The application proposes the use of white UPVC window frames and indicates the retention of a large timber barn door opening of the front (east) elevation. Should consent be granted, the LPA authority would require windows to be constructed from timber in order to enhance the appearance of the existing building.
Protected Species and Trees

A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.

The potential effect of development on trees is a material consideration that is taken into account in dealing with planning applications. Trees are considered as a part of the planning process whether statutorily protected (e.g. by a Tree Preservation Order (TPO) or Conservation Area) or not. There are a number of trees located within the application site and the applicant has provided an Arboricultural Assessment and Tree Constraints Plan. It is noted in the submitted documentation that a number of the surrounding trees overhang or are in contact with the building. Whilst this is not an issue at present, should the building be converted to residential use it is likely that there would be tree resentment issues which would result in pruning or felling of one or a number of trees. The proximity of the trees to the building also restricts light levels in the building’s interior which would result in a gloomy living space. Whilst the applicant does not intend to remove any trees as part of the proposed development, I consider it likely that following habitation of the building the requirement to remove trees would arise. 
Other Matters for Consideration
The application as submitted does not include any landscaping details. Should consent be granted, there would be a conditional requirement to provide landscaping details including area of hardstanding, planting and boundary treatments. The County Surveyor (Highways) does not raise any highways concerns and is satisfied that the required parking provision can be provided within the site.
Taking into account the above, 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. Accordingly it is recommended that the application be refused.

	RECOMMENDATION:
	That planning consent be refused for the following reasons:

	1. 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.


