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	Date Inspected:
	29/10/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

	


	Development Description:
	Meadow Brook Barn Saccary Lane Mellor BB1 9DW

	Site Address/Location:
	Conversion of barn to dwelling house.

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	LCC Archaeology:
	

	We would not object to the proposals but would recommend that a formal record is made of the barn prior to works commencing.

	CONSULTATIONS: 
	Additional Representations.

	One letter has been received and raises no objection but make the following points:
· The building has no electricity.

· Potentially a route for overhead supply of electricity and telephone is require to the barn and would be through protected trees.

	

	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 a former agricultural building to a single dwellinghouse at land at Meadow Brook Barn, Saccary Lane, Mellor. The barn is a solitary building and does not form part of an established group of farm buildings. It is located on the east side of Saccary Lane, set back from the roadside by a distance of 45 metres, and has an existing vehicular access and track.

This is a rural countryside location although it is not devoid of built form. There are groups of buildings along Saccary Lane which mainly consist of farmstead groups and detached dwellings.

The application proposes to convert the building to residential use. This would include the creation of a formal access road and gravel driveway, completely refurbishing the barn including a new roof and a new upper level. As existing, the barn is in a poor state of repair. The building is constructed from a range of materials including stone, brick and rendered sections with timber cladding. The building is shown on 1940s aerial photographs but is not depicted on earlier OS maps. 
The proposals are to convert the barn to a two bed, two storey dwelling including associated access, driveway and gardens. This would include the introduction of contemporary glazed elements on the east, west and north elevations. The plans also denote the erection of a small domestic shed. 

	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, its effect on the residential amenity of neighbouring and future occupants and its impact on protected species and trees. 
Principle of Development

Core Strategy Policy 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 80m from the closest building, a residential property named Throstles Croft, which is located on the west side of the bridleway which passes to the west of the application site. To the south of the application building is Throstles Nest located at a distance of 90m. It has been considered in previous appeal decisions that a distance of 80 metres is sufficient for a building to be considered physically and visually removed from the closest building and this applies in this case.
It terms of the sustainability of the location, the site is 1.5 miles from the village of Mellor and 1.8 miles from Ramsgreave. There are no bus stops within walking distance of the site and no footways or street lighting provided along Saccary Lane. The occupants of the dwelling would therefore be solely reliant on a private motor vehicle.

Paragraph 79 of the NPPF states that, ‘Planning policies and decisions should avoid the development of isolated homes in the countryside unless one or more of the following circumstances apply:’. Criterion c) of this paragraph reads, ‘the development would re-use redundant or diused buildings and enhance its immediate setting;’.

The proposed development would result in an isolated home in the countryside as a result of its physical and functional isolation. In reaching this finding, I have taken account of recent case law (Braintree DC v SSLG, Greyread Ltd & Granville Developments Ltd [2017]) relating to paragraph 79 (formerly paragraph 55) of the Framework. In that respect, the proposal would fall within the definition of an isolated new home in the countryside given that it is physically separate and remote from a settlement. 
Paragraph 79 of the Framework seeks that such development be avoided unless there are very special circumstances, which include where the development would re-use redundant or disused buildings and lead to an enhancement of the immediate setting. Such matters relate to the effect on the character and appearance of the area.
In order to comply with Policy DMH4 of the Core Strategy the development must meet a number of other requirements listed in paragraph 2 of the Policy. The building must be 1) structurally sound and capable of conversion with the need for extensive rebuilding or major alteration; 2) Be of a sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character of appearance of the building; 3) The character of the building and its materials must be appropriate to its surroundings and the building and its materials must be worthy of retention because of its intrinsic interest or potential or contribution to its setting, and 4) the building must have a genuine history of use for agriculture or another rural enterprise.
There is no information to suggest that the building does not have a genuine history of agricultural use. In relation to 1) the application is supported by a structural condition survey. The investigation found defection of the roof over the main barn. Conversion of the building would include re-roofing and replacement of the secondary roof structure. The external walls of the building consist of solid masonry walls of a mixture of stone, brick and block and there was no evidence of structural cracking or movement. The survey notes however that the presence of internal walls at first floor over that of the main barn are unknown and the ‘recommendations’ section of the report states the current first floor structure would be removed. Taking this into account, I am not fully satisfied that the building is capable of conversion as submitted without the need for extensive rebuilding of the first floor.
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. As existing, this unsightly building is considered detrimental to the visual appearance of the area and is not a feature of interest, historical or otherwise. Thus, the proposals would not accord with Policy DMH4, Paragraph 2, criterion 3. Furthermore, the proposals would require major alterations to be building’s appearance including the introduction of large expanses of contemporary glazing which would fail to preserve the building’s agricultural appearance or respect its rural setting.
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. Therefore, the conversion of this building to a single dwellinghouse would be contrary to Policy DMH4.
Visual Appearance and Design

The impact of the development on the building itself and the area that surrounds it are important considerations. Policy DMG1 requires development to not adversely affect the amenities of the surrounding area.  Policies DMH3 and DMH4 also refer to the impact of development on the landscape that could arise as a result of converting an agricultural building or other buildings to dwellings. The justification for Policy DMH3 states that the protection of the open countryside and designated landscape areas from sporadic or visually harmful development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns of development and the overarching Core Strategy vision. In addition, criteria in paragraph 1 of Policy DMH4 require the conversion of buildings to have no damaging effect on the landscape qualities of the area or harm to nature conservation interests

As noted above, the existing building is in a poor condition. Even so, this is an agricultural building in a rural setting and it does not appear out of place in this location despite its appearance. The proposed conversion would result in significant changes to the building’s exterior. Whilst it is not considered that the building merits retention, the proposals have no regard to the building’s previous agricultural use incorporating distinctly domestic features including large glazed elements as corner wrap around features, roof lights and solar PV elements on the roof. The Supporting Planning Statement notes that the building is set in a raised location and can be clearly seen from distant views.
In addition to the changes to the building itself, the proposals would result in the creation of a domestic driveway and residential garden to serve the property. The application also includes proposals for other features of residential development including a bin store and domestic shed. These features contribute to the change in the character of the building and the surrounding land from agricultural to domestic and when combined this would result in adverse harm to the character of the open countryside contrary to policies DMG1 and EN2.  The conversion of the building to a residential dwelling, including the associated residential gardens, would have a damaging effect on the landscape qualities of the area.  The domestic gardens and associated paraphernalia including washing lines, play equipment and garden furniture would be at odds with, and detract from, the agricultural setting of the building.
Protected Species and Trees

A protected species survey has been undertaken at the site. Inspection of the building found low roost potential for bats. However, there were many signs of owls, with droppings and pellets observed. An inspection of trees around the site was carried out and it was found that they had negligible potential to support bats. Bat activity survey found some activity of bats but no recorded emergence or re-entry to the buildings. Sightings of a barn owl and tawny owl provided further evidence of owl residence.
The evidence suggests that the building is used as an active, occasional roost site. The buildings and habitats around the site provide limited bat foraging and commuting opportunities. In respect of bats, there would be a requirement for roosting features to be provided within the structure of the building in order to secure biodiversity enhancement as required by Policy DME3 and Key Statement EN4. It is recommended that compensation for the loss of roosting potential for owls be addressed by the provision of a temporary barn owl roosting/nesting box prior to any works commencing. Further, a permanent nesting/roosting space would be incorporated into the converted building. This approach is in accordance with Barn Owl Trust guidance and subject to appropriate conditions requiring the development be carried out in strict accordance with the Mitigation Plan it would be acceptable. There would also be a requirement to prevent the removal of vegetation during the bird nesting season unless absence of nesting birds in confirmed by an ecologist.
The potential effect of development on trees is a material consideration that is taken into account in dealing with planning applications. The tree survey submitted with the application identifies 4 category ‘B’ trees that may be adversely affected by the proposed development. However, it is proposed that the adverse impact on them can be avoided and the trees retained by using appropriate protective measures. This will include the use of a cellular confinement system for those hard standing areas within the RPAs of trees. Subject to the development being carried out in accordance with the submitted details it is considered that there would be no damage to the existing trees. Additional landscaping is proposed at the site including the planting of hedgerows and trees within the garden area to the north of the building.
Other Matters for Consideration
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, 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 and insufficient evidence has been provided to satisfy the local planning authority that the building is structurally sound and capable of conversion for the proposed use without the need for extensive alterations.

	2. The proposal is considered contrary to Policies DMH3 and DMH4 of the Ribble Valley Core Strategy (Adopted Version) and paragraph 79 of the NPPF by reason of its location and degree of separation from existing buildings or settlements which would lead to the creation of a highly prominent detached new dwelling in the open countryside without sufficient justification which would cause harm to the development strategy for the borough.

	3. The proposed development, by virtue of its design and elevational language, extent of proposed residential curtilage, driveway area and the likely visual impact of associated domestic paraphernalia such as sheds, washing lines, children's play equipment and fence lines, would be an incongruous and discordant form of development that would be of significant detriment to the visual amenities and character of the area contrary to Core Strategy Key Statement EN2 and policies DMG1, DMG2, DMH3 and DMH4 of the Ribble Valley Core Strategy and NPPF paragraph 170.


