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	Development Description:
	Prior notification of proposed change of use from barn to dwelling house and associated operation development (Part B).

	Site Address/Location:
	Kiln Lane Barn, Kiln Lane, Paythorne, BB7 4JD. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	The Highway Development Control Section does not have any objections in principle to the proposed change of use from barn to dwelling house and associated operational development, providing the applicant can provide the sight lines recommended below.

Based on the car parking recommendations in the Joint Lancashire Structure Plan and the Ribble Valley Parking Standards, the Highway Development Control Section is of the opinion that the applicant has provided adequate off road parking provision for this type and size of development.

	Lancashire Archaeological Advisory Service:

	The barn in question has already been recorded by Mr Stephen Haigh (report dated March 2016). As such, there is no need for any further archaeological work.  

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Schedule 2 Part 3 Class Q of the Town and Country Planning (General Permitted Development) (England) Order 2015

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

	Relevant Planning History:

3/2016/0453: Change of use of agricultural barn and agricultural land to residential dwelling and curtilage, including proposed extension and detached garage (Refused).
3/2015/0784: Prior notification of proposed change of use from barn to dwelling house and associated operational development (Deemed Permission Granted). 
3/2015/0499: Prior notification of proposed change of use of agricultural building to a dwellinghouse and for associated operational development (Refused).
3/2002/0047: Change of use to one dwelling and erection of garage (Approved with Conditions) (This permission was never implemented).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a disused barn at Kiln Lane, Paythorne. The barn is located within the Open Countryside at the southern end of the hamlet of Paythorne. The site is located around 3km north of the settlement of Gisburn on the eastern side of Kiln Lane. 
The barn faces onto a small yard area which is enclosed by dry-stone walls. It is traditionally constructed from natural sandstone walls with traditional features which include natural sandstone heads, cills and quoins. The roof is clad in corrugated profile cement fibre sheeting. The site is currently accessed off Kiln Lane, for both vehicular and foot traffic access. The nearest dwelling to the application site (Hewitt’s Farm) is sited approximately 65m north west of the site.

	Proposed Development for which consent is sought:

This application relates to the conversion of an agricultural building to a dwelling at Kiln Lane Barn, Kiln Lane, Paythorne under the provision of Schedule 2 Part 3 Class Q of the Town and Country Planning (General Permitted Development) (England) Order 2015. 

The application seeks the prior approval under Class Q(b) of the Town and Country Planning (General Permitted Development) (England) Order 2015.  Class Q(a) relates to the change of use of an agricultural building to a dwelling and Class Q (b) relates to the detailed alterations that will be made to the building that are “reasonably necessary” to convert the building for residential use. 

Previous planning application 3/2015/0784  sought approval for “Prior notification of proposed change of use from barn to dwelling house and associated operational development” deemed permission was granted as the application was not dealt with within the required time frame. Therefore, the application site currently has permission for Class Q(a) and (b). This application is a new application but seeks to amend the previously approved Q(b), altering the design of the building to meet the needs and requirements of the applicant. 
To satisfy the requirements of Class Q(b) the Local Planning Authority’s approval is required in respect of the following:

(f) the design or external appearance of the building, and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.

	Observations/Consideration of Matters Raised/Conclusion:

This current application seeks prior approval under Class Q(b) in respect of the building operation reasonably necessary to convert the building to a use falling within Use Class C3 (Dwellinghouses) of this schedule to the Use Classes Order. The subsequent parts of Class Q.1 have therefore been assessed as follows: 
(g) the development would result in the external dimension of the building extending beyond the external dimension of the existing building at any given point;

The submitted plans indicate that the proposal would retain the existing natural sandstone walled structure but would include minor alterations to incorporate new windows and doorways. It is also proposed to replace the existing cement sheet roof panels with natural sandstone slate. The proposed works would not result in any alterations extending beyond the external dimensions of the existing building at any given point. 

(i) the development under Class Q(b) would consist of building operations other than—

(i) the installation or replacement of—

(aa) windows, doors, roofs, or exterior walls, or

(bb) water, drainage, electricity, gas or other services, 

to the extent reasonably necessary for the building to function as a dwellinghouse; and

(ii) partial demolition to the extent reasonably necessary to carry out building operations allowed by paragraph Q.1(i)(i);

Class Q (b) refers to ‘building operations reasonably necessary to convert the building’.  In respect of this part of the Order paragraph 105 of the National Planning Policy Guidance provides guidance in the relation to the definition of works “reasonably necessary”, stipulating “the right allows for the installation or replacement of windows, doors, roofs, exterior walls, water, drainage, electricity, gas or other services to the extent reasonably necessary for the building to function as a dwelling house; and partial demolition to the extent reasonably necessary to carry out these building operations. It is not the intention of the permitted development right to include the construction of new structural elements for the building’.  It is noted that some works to the external aspects of the building, i.e. upgraded walls and roof would be required. 

The extent of works proposed by this application includes the insertion of 6 first floor windows, 3 ground floor windows and 2 new door openings, the blocking up of three existing door openings and the introduction of 3 roof lights. It is further proposed to replace the existing roof panels with natural sandstone slate. The proposed works would result in the modification of every aspect of the existing facades. The Council considers that the proposed works to convert the agricultural building far exceed and go beyond what is considered reasonably necessary for the existing building to function as a dwellinghouse. 

A structural statement has been submitted alongside the application. The statement identifies that the front and rear walls are structurally sound however the right hand gable wall requires full structural repair and the opposite gable wall will require partial structural repair.  The works the applicant proposes to undertake include:

· Partial demolition and rebuilding of walls

· Replacement of the corrugated cement sheet roof panels with natural sandstone slate
· Replacement of roof timbers

· Extensive repairs/replacement of the floors – new level ground floor to be laid

· Introduction of a first floor element

· New blockwork internally will be constructed to support the first floor construction

The National Planning Practice Guidance (NPPG) states “It is not the intention of the permitted development right to include the construction of new structural elements for the building. Therefore it is only where the existing building is structurally strong enough to take the loading which comes with the external works to provide for residential use that the building would be considered to have the permitted development right”. 
Therefore, as the proposal includes the construction of new structural elements as listed above the Local Planning Authority are of the opinion that the aforementioned works are not permitted development. I am not persuaded that there can be any certainty that the building is structurally sound or that the proposed works could be achieved without these additional structural works.

Taking into account the extensive works proposed, such as the replacement of the roof and the repairs needed to the external walls, the introduction of 9 windows, 3 doors and 3 roof lights, it is apparent that the extent of building works proposed are far in excess of what can be considered as “building operations reasonably necessary to convert the building” for the purposes of Class Q(b). Taking into account the above, the proposed development would not accord with Q.1(i). 
To satisfy the requirements of Class Q(b) the Local Planning Authority’s approval is required in respect of the following: 

(f) the design and external appearance of the building, and the provisions of paragraph W (prior approval) of this Part apply in relation to that application. 

Farm buildings are operation structures with a functional simplicity which is an essential part of their character. This building is a traditional barn that contributes significantly to the character and appearance of the Open Countryside in which it is located. On farm buildings windows and doors are commonly small and insignificant. In order to protect the character and setting of the surrounding countryside, new openings should be kept to a minimum to avoid a clearly domestic appearance. 

In respect of the design and external appearance of the building, the developer has failed to utilise the existing openings within the conversion and has chosen to insert a large number of new openings on this traditional barn which would result in a complete change in visual appearance and the suburbanisation of the barn. 

The building to be converted is enclosed on four sides. It is of natural sandstone walled structure and the roof is constructed from corrugated cement sheet roof panels. The barn is highly visible from Kiln Lane, which is located directly adjacent to the site. 

There are no existing window or door openings on either of the gable side elevations. The proposed conversion will utilise some of the existing openings but it is proposed to insert 6 new first floor window openings, 3 new ground floor window openings, 3 new roof lights and 2 new doorways. It is further proposed to block up 3 of the existing doorways and the partial blocking up of the only existing first floor window opening. It is considered that the introduction of these openings would be wholly insensitive and would significantly detract from the character and appearance of the barn. 

The south west elevation is highly visible from Kiln Lane, it stands as a prominent feature on top of the hill. There are no existing window or door openings on this elevation, it is a blank elevation. It is proposed to insert two first floor windows to this elevation. This would be highly visible from the public realm, and is considered to be overly domestic and harmful to the appearance and character of the application barn and the rural locality. This is further exacerbated by the insertion of one roof light to the front (North West elevation) and two roof lights to the rear (South East elevation). 

The proposed development would result in significant alterations to the existing building to the extent that the character of the original barn would be lost. The loss of the existing doorways, the introduction of first floor windows would reflect that of a contemporary dwellinghouse that fails to respond positively to the rural character of the area. It is therefore considered, by virtue of the external appearance, design and materials of the proposal would result in the introduction of an incongruous form of development that would be of detriment to the character and appearance of the defined open countryside which would fail to improve the character and quality of the area in conflict with paragraph 64 of the Framework and Q.2 (f) of Class Q.

	Extant Permission:

As previously mentioned this application seeks to amend the previously approved Q(b) element of planning permission 3/2015/0784. Taking into account this application, I believe that the current application varies significantly to the previously approved application. 

No structural survey by a suitably qualified engineer was provided in support of application 3/2015/0784 therefore, no assessment of the condition of the existing building and its suitability for future use as a dwelling was ever carried out. The current application varies significantly from the extant Q(b) element of the deemed consent. The previous application states “existing timber roof structure to be retained, with localised repairs as required” and “the existing external structural stone walls to the building would be retained, with localised repairs and pointing as required”. The current application identifies that the roof structure has significantly deteriorated and would need to be replaced.  Further to this, the survey also states that the front and rear walls are structurally sound however the right hand gable wall requires full structural repair and the opposite gable wall will require partial structural repair. I am not persuaded that there can be any certainty that the building is structurally sound or that the proposed works could be achieved without a degree of structural work such that, arguably, the result would constitute rebuilding rather than conversion.
Application 3/2015/0784 utilises the existing door and window openings, whereas the current application proposed to block up 3 of the existing doorways and the partial blocking up of the only existing first floor window opening and insert 6 new first floor window openings, 3 new ground floor window openings, 3 new roof lights and 2 new doorways. This would result in a complete change in visual appearance and the suburbanisation of the barn from the previously approved scheme.

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

	01
	The building operations proposed as part of the development would give the building an overtly suburban character which would transform its existing appearance as a traditional stone barn to a contemporary dwellinghouse which would be unsympathetic to its rural surroundings. It would introduce an incongruous development to the site which would be of detriment to the character, appearance and visual amenities of the defined open countryside contrary to the requirements of Paragraph 64 of the National Planning Policy Framework and Q2(f) of the Town and Country Planning (General Permitted Development) (England) Order 2015.

	02
	The proposed development does not accord with Schedule 2, Part 3, Class Q, paragraphs Q.1 (i) of the Town and Country Planning (General Permitted Development) Order 2015 and could not therefore be considered to be permitted development. The extent of works proposed to the existing building would result in the creation of a new building and that the works would not constitute ‘building operations reasonably necessary to convert the building.


