RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE
DATE:


10 JANUARY 2018
REF:


JM
CHECKED BY: 
APPLICATION REF: 
3/2018/0750

GRID REF: 372216 443262
DEVELOPMENT DESCRIPTION:

CHANGE OF USE OF REDUNDANT BARN TO FORM ONE UNIT OF RESIDENTIAL ACCOMMODATION AT TWITTER BRIDGE FARM TWITTER LANE WADDINGTON BB7 
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Object to the development and consider the barn not to be redundant and is used for livestock purposes and would affect the existing farming business. The loss of the building and use of adjoining bridge as an access point would make it problematic for the existing farming enterprise and could lead to livestock along the highway to its detriment. Possible concerns of flooding and loss of habitat.
ENVIRONMENT AGENCY:
Original objected due to lack of a Flood risk assessment. Following additional information further comments will be reported verbally. 

LANCASHIRE COUNTY COUNCIL (LCC) HIGHWAYS:

No objection on highway grounds. 
LANCASHIRE COUNTY COUNCIL (AONB):

  Objects to the  development on the basis  the building is used for regular agricultural use and aslo the design changes would have an impact on the landscape character of the AONB.

ADDITIONAL REPRESENTATIONS:
One additional representation has been received from members of the public and one from the River Ribble Trust
Objection:
· Inadequate information to assess the impact on flood risk and possible disturbance on habitat such as otters. 
· Consider the description is wrong as the building is not redundant. 
· Visual impact due to its isolated location and loss of an important landscape feature so contrary to DMH3. 
· Impact on rural economy due to impact on existing farming business and as such contrary to DMH4
· Highway issues resulting from the development restricting practical access to the adjoin fields and the likely increase in vehicular movements on to the adjacent carriage way.
1.
Site Description and Surrounding Area
1.1
The application relates to a conversion of a detached barn located in the open countryside and within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). Access to the site is from Twitter Lane and the building is located approximately 600m from the outskirts of Waddington. The surrounding land is predominantly agricultural land and devoid of buildings. 

2.
Proposed Development for which consent is sought
2.1
The application seeks detailed consent to convert the building into a 4 bedroom dwelling with garage space incorporated in the existing lean to building. The proposed curtilage is contained within an existing yard area and land to the rear bordered by a stream. A new boundary wall partly encloses the proposed curtilage.

 2.2
The scheme has been amended with a reduction in the number of new openings and the retention of the timber wagon door. To overcome concerns from the Environmental Agency the floor levels have been raised which has resulted in minor design changes to the original scheme. 
3.
Relevant Planning History
None
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EN5 – Heritage Assets

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DME4 – Protecting Heritage Assets 

Policy DMB1 – Supporting Business Growth and Local Economy
Policy DMH3- Dwellings in Open countryside

Policy DMH4-Conversionof Barns and other buildings to dwellings

Policy DMH5- Residential and curtilage extensions

Policy DMG3 – Transport and Mobility

National Planning Policy Framework (NPPF) (July 2018)

National Planning Practice Guidance (NPPG)

Planning (Listed Building and Conservation Areas) Act 1990
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
In relation to the principle regard needs to be given to Policy DMH3 Dwellings in 
Open countryside and Policy DMH4-Conversion of Barns and other buildings to 
dwellings. Consideration needs to be given to its location and an assessment on 
whether or not the building is isolated or within a group of buildings.
5.1.2
In this respect the application site is not located within an existing main settlement or village, and is approximately 600 m from the edge of the Waddington Settlement Boundary and therefore it can be argued that the site is fairly isolated with the exception of the adjacent farmhouse. However it is closely related to the highway and there are other agricultural buildings in the vicinity. 
5.1.3 
It is the opinion that on balance the building could be suitable for in accordance with the relevant “principle” sections of Policies, therefore the proposal is considered to be acceptable, subject to compliance with other policies of the Core Strategy. 
5.2
Visual impact on the surrounding area:
5.2.1
It is acknowledged that the representations received raises objection to the proposal in relation to visual impact of the proposal, the impact upon the surrounding area.
5.2.2
Paragraph 172 of the NPPF considers the potential impact of development within an AONB and notes that “great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to these issues. 
5.2.3
Key Statement EN2 (Landscape) states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area. 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.”   

5.2.4
Additionally, Policies DMG1, DMG2 and DMB3 of the Ribble Valley Core Strategy all seek to ensure development is in keeping with the character of the landscape and surrounding area by virtue of scale, siting, layout, design and materials.

5.2.5
The application site is surrounded by open fields and pasture land and also in close proximity to the adjoining  dwelling. Although there is some visual impact due to new openings and external walling I do not consider this has a harmful impact on the visual quality.
5.2.6
Members must determine whether they consider there would be any significant adverse impact upon visual amenity, the character of the area or the ANOB in relation to the proposal. Officer advice is that the surrounding area displays the key landscape characteristics defined in the Forest of Bowland AONB Landscape Character Area Appraisal and these characteristics should be protected. 
5.3
Impact Upon Residential Amenity:
5.3.1 

The application site occupies open countryside within an isolated location, away from neighbouring residential properties.

5.3.2
It is important to consider whether the proposal is acceptable in terms of the impacts of the proposal upon residential amenity. The scheme has been designed to minimise any overlooking that would limit the impact upon the amenity of neighbouring land users.  The proposal is considered to be acceptable and the proposal complies with Policy DMG1 of the Ribble Valley Core Strategy in relation impact upon residential amenity of neighbouring properties.   
5.4
Highway Safety and Accessibility:
5.4.1
I note the concerns of the objector but it is evident that the highway authority does not object to the proposal. 
5.5
Landscape/Ecology:

5.5.1
In relation to ecology concern has been expressed regarding the impact of local habitat. Notwithstanding the concerns expressed regarding otters it is considered that if required conditions could be imposed to mitigate any impact.It is considered that subject to the requested conditions in relation to bats and tree protection measures the proposal would not have significant adverse impact upon Landscape/Ecology. Therefore the proposal is considered to be in accordance with Policy DME3 of the Core Strategy.    
5.6
Drainage and Flood Risk:

5.6.1 
The consultation responses received from the LLFA and United Utilities raise no objection to the application subject to appropriate conditions being attached to any potential grant of planning permission. 


5.6.2 
Members must determine whether they consider there would be any significant impact upon drainage and flood risk in relation to the proposal. Officer advice is that subject to the requested condition, the proposal would not represent unacceptable risk of flooding or exacerbate flooding elsewhere therefore it would accord with Policy DME6 of the Ribble Valley Core Strategy.
5.7
Other Matters:
5.7.1
Concern has been expressed regarding the impact the proposal would have on the existing farming enterprise as a result of the loss of a facility for livestock storage and access to the fields. Redundancy is no longer regarded as a material consideration and although it is regretful this in itself is not sufficient to warrant a refusal. In relation to the inability to access the fields in the same way and although it may reduce the efficiency of the farming operation it is considered that the land can still be accessed. 

6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Although I note the concerns expressed regarding the suggested impact on the existing agricultural enterprise as well as the observations of the AONB officer I consider that on balavnce the scheme is acceptable in locational terms and the visual impact is limited and tha t permission should be granted/
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Economic and Regeneration and Planning Services for approval subject to the satisfactory comments from the Environment Agency and any additional conditions as well as the following conditions: 

1.
The works to which this application relates shall be begun before the expiration of three years from the date of this consent.

REASON: To comply with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2
The development to which the permission relates shall be carried out in complete accordance with the following approved plans and specifications:

Proposed Plans and Elevations 415/2/5 Rev C received on 5/11/18 and letter dated 5/11/18.

Proposed layout and curtilage plan 415/2/3 Rev B received on 5/11/18.


Structural report and plan reference 415/2/6 Rev A.

REASON:  To ensure that the development as carried out does not vary from the approved plans.

3.
Precise specifications of proposed windows, rooflights and doors including elevations cross – sections, glazing type, opening mechanism and surface finish shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development. The approved windows shall be implemented within the development in strict accordance with the approved details.


REASON: In order that the Local Planning Authority may ensure that the detailed design of the proposal safeguards the character of the building and in the interests of visual quality.
4.
Precise specifications of proposed external boundary shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development.

REASON: In order that the Local Planning Authority may ensure that the detailed design of the proposal safeguards the character of the building and in the interests of visual quality.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority. 

REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area. 
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