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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Demolish and re-build the main farm house. Change of use of barn to one live/work unit including converion of an existing building to garage unit and demolition of existing farm buildings.

	Site Address/Location:
	Startifants Farm, Goose Lane, Chipping PR3 2QB

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	Lead Local Flood Authority:
	

	No comment.

	Environment Agency:
	

	In the absence of an acceptable flood risk assessment (FRA) we object to this application and recommend that planning permission is refused.

	Archaeology:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	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 DME3 – Site and Species Protection and Conservation

Policy DMH3 – Dwellings in the Open Countryside and the AONB

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

	RELEVANT PLANNING HISTORY:

3/2017/0742 - Demolish existing farmhouse and rebuild.  Change of use of agricultural barn to two dwellings. Change of use of mono-pitch farm building to a garage for the barn conversion. Demolish four farm buildings. Dismantle and rebuild one timber-framed agricultural building in new location on the site. Reorientation of one steel-framed agricultural building. Withdrawn.

3/2014/1007 - Change of use of barn to dwelling. Refused.
3/2004/0644 - Part conversion of barn building to ice cream making workshop. Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the replacement of an existing farmhouse, change of use of an agricultural barn to a live-work unit along with the conversion of a mono-pitched farm building to a detached garage and the demolition of farm buildings at Startifants Farm, Longridge Road, Chipping.

The application site lies approximately 0.75km south of the village of Chipping in the Forest of Bowland AONB. The existing farmhouse is located adjacent to Longridge Road on the west side of Chipping Brook. The cluster of farm buildings associated with the dwellinghouse is located on the east side of Chipping Brook and is accessed via a combination of two tracks and bridges, one of which is also used as access to Chipping Sewage Works which is located around 100m to the south of the site. The complex of buildings at Startifants Farm comprises a stone built barn, a number of timber and portal framed agricultural sheds and silage store area. The site lies wholly on land identified as flood zone 2 and 3.
The existing farmhouse is proposed for complete demolition and re-build. As existing, the farmhouse has a mixture of stone and rendered elevations and is denoted on historic maps. The proposed replacement dwelling would measure 5.4m to the eaves and 8.8m to the ridge. It would have a width of 19.4m and 10m depth and would provide an entrance hall, dining room, living room and kitchen with attached garage at ground floor and five bedrooms at first floor. On the front (north elevation) there would be a dual-pitched single storey porch. The dwelling would be faced with natural stone with stone heads, sills, quoins and jambs. The roof would be constructed using reclaimed blue slate and a solar panel array is proposed of the south facing roof slope.
The barn is proposed for conversion into a live-work unit. The barn has been altered internally at ground floor at the eastern end of the building to permit the installation of an ice cream manufacturing facility approved under planning consent 3/2004/0664. It is proposed to retain this facility and convert the remainder of the ground floor to business use. The first floor would be converted to living accommodation providing three bedrooms, living room, kitchen and office. In order to convert the building the application proposes the introduction of seven new windows at first floor and eight roof lights.
An existing single storey open-fronted stone building to the south of the barn would be converted for use as a double garage. The building has a lean-to roof with a height of up to 3.2 metres. It is proposed to the construct a pitched roof above the existing walls of the building and installed stone walling and garage doors on the existing open elevation of the building. 

It is proposed to demolish the remaining farm buildings at the site with some of the land being put back to pasture whilst an area is proposed for use as a residential garden in association with the proposed new dwellinghouse.

	Observations/Consideration of Matters Raised/Conclusion:

The main issues with this application relate to the principle of the development, the visual impact on the existing building and surrounding area, the risk of flooding and any potential impact on habitats.
Principle of the Development
Core Strategy Policy DMH3 generally seeks to limit housing development within areas defined as open countryside or AONB to:

1. Development essential for the purposes of agriculture or residential development which meets an identified local need.

2. The appropriate conversion of buildings to dwellings.

3. The rebuilding or replacement of existing buildings.
The replacement of the existing farmhouse is considered acceptable in principle providing that there would be no materially damaging effects on the landscape qualities of the area and the proposals are consistent with the conservation of the natural beauty of the area. Furthermore, Policy DMH3 allows for the appropriate conversion of buildings to dwellings.
Visual appearance and design

Core Strategy Policy DME4 makes a presumption in favour of the conservation and enhancement of heritage assets and their settings and paragraph 135 of the NPPF which states that ‘the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset’. In respect of the above, the Heritage Statement finds the application buildings to have limited heritage significance and the Lancashire Archaeology Advisory Service (LAAS) do not argue against this.
It is considered generally that the scale, size and design of the replacement farmhouse proposed would be acceptable. The proposals would result in an increased footprint and volume when compared with the existing farmhouse but the replacement building would not appear more prominent in the landscape. The height of the replacement property would be similar to the existing and the location or orientation of the building would not change. In terms of the proposed materials, these are in keeping with other buildings in the locality. Whilst there is some objection to the installation of solar panels of the roof slope, particularly in this location in the AONB, it must be borne in mind that solar panels currently adorn the roof of the existing property. The only change recommended to the dwelling as submitted is the removal of the wall dormer on the south (rear) elevation which would serve bedroom no.5.

Conversion of the stone barn as proposed complies with the second criterion of DMH3 providing it is “suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction”. Further guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4, which notes that ‘Planning permission will be granted for the conversion of buildings to dwellings where the building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already defined group of buildings’. In this case, the building earmarked for conversion lies within a group of agricultural buildings; whilst the majority of these buildings are identified for demolition as part of the proposals, the replacement farmhouse and barn would form a recognisable group. It is clear however that the conversion of the building must have no materially damaging effect on the landscape qualities of the area or harm nature conservation interests. 

In order to be considered in accordance with Policy DMH4, 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, and; 3) 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 contribution to its setting, and 4) The building has a genuine history of use for agriculture or another rural enterprise.

The application is supported by a structural appraisal of the barn which considers conversion possible despite the building’s neglected condition. The method of construction would include excavation of the internal floor and construction of a re-enforced raft for the floor, internal blockwork skin and internal load bearing walls and partial re-building of external walls tying to the new inner skin. The structural appraisal indicates the areas of re-building required for conversion of the building and these are within the acceptable threshold. As such, it is considered that the building can be converted without ‘extensive rebuilding and major alteration’.
The barn is located in the Forest of Bowland AONB where great weight is afforded to the conservation and scenic beauty of such areas. There are serious concerns relating to the elevational treatment of the barn, in particular the number of new openings at first floor and in the roof of the building that suggest that the proposed use of the building is perhaps too intensive. The proposals would result in seven new window openings at first floor level, these having domestic proportions and arranged in a uniform manner reminiscent of a domestic use. A total of eight roof lights would also be injurious to the building’s appearance with the building’s roof slopes visible from various points along Goose Lane. It is considered that the proposed alterations to the building required to enable its conversion would result in significant erosion of the character and appearance of this traditional stone barn contrary to Key Statement EN2 and Policies DMG1, DMH3 and DMH4.
As the building forms part of a working farm there is currently no associated curtilage. The extension of curtilages can have a significant impact upon visual amenity and patterns of land use. The landscape around a farmstead often flows up to the immediate edge of the buildings without any form of curtilage definition. Ideally the curtilage needs to be kept as minimal as possible and any enclosed private areas need to be carefully sited and contained, particularly in relation to public views and the surrounding landscape. The live-work unit would benefit from generous garden areas to the north, east and south. Whilst it is understood that this area currently houses agricultural buildings or hardstanding, the proposals would impact on the character and appearance of the surrounding area through its conversion to a manicured garden. However, there are no prominent public views of the site and subject to the use of appropriate boundary treatments it is not considered that the garden area proposed would negatively impact up on the character of the area to warrant refusal of the application.
Highway Safety

In terms of highway safety, the County Surveyor does not have any objections in principle on highways grounds. The existing arrangement for the farmhouse provides for separate vehicular access and egress points. The access point for the farmhouse at the north eastern end approach is at a good angle for vehicles entering from Chipping but would not give an easy view for vehicles leaving in this direction. Any vehicles using this access to travel in a south-westerly direction or to enter from the south west would have a difficult turn of almost 180 degrees. The application proposes the modification and widening of both entrances and the County Surveyor had raised no objection subject to the imposition of conditions including the requirement that detailed plans for the construction of the site entrance are submitted for approval prior to commencement of the development.
Flooding

The application site lies within Flood Zone 3, which is defined as having a high probability of flooding in the National Planning Practice Guidance (NPPG). The application is supported by a Flood Risk Assessment (FRA) as required by paragraph 163 of the NPPF. The Environmental Agency (EA) advises that the submitted FRA does not comply with the requirements for site-specific flood risk assessments and does not therefore provide a suitable basis for assessment to be made of flood risks arising from the proposed development. However, having reviewed the FRA on face value EA advises that the proposals pose an unacceptable risk to life and property. Accordingly, it is recommended that the application be refused as it fails to accord with Policy DME6 of the Core Strategy, paragraph 163 of the Framework and National Planning Policy Guidance ‘Flood risk and coastal change’.
Ecology

A protected species survey has been submitted (dated 10 September 2017) and evidence was recorded to suggest bats were roosting within both the main farmhouse and stone barn. Bat droppings were observed in the eastern aspect of the farmhouse and in the barn. A small number of common pipistrelle were observed swarming around the farmhouse, this behaviour typical of roosting bats. Two brown long eared bats were observed entering the stone barn via the open main doors at 30 minutes prior to dawn and it is assumed the bats are roosting somewhere inside. The surveyor considers the proposed development and change of use is likely to result in a breach of the Conservation of Habitats and Species Regulations 2010 therefore the proposed development will require an EPS License and suitable mitigation to proceed lawfully. 
The Council’s Countryside Officer has recommended the imposition of a condition requiring that an updated survey and copy of the EPS License be submitted to the LPA prior to commencement of the development. The EPS License will contain measures to mitigate/compensate for any harm to protected species and their habitats and the applicant would be required to abide strictly by those license conditions.
Other Considerations

There would be some conflict between the ice cream business at ground floor and the living accommodation above. However, the nature of a live-work unit is that those uses are intrinsically linked and occupied by the same person(s). There is a United Utilities water treatment plant some 150 metres from the barn. It is noted that the applicant currently resides in the farmhouse which is a similar distance from the water treatment plant and states there have been no odour issues during his time at Startifants Farm. During visits to the site there have been no notable odours and the sites relationship to this nearby facility does not raise sufficient concern to warrant a full odour assessment. The proposals include the removal of the remaining agricultural buildings at the site and there would be a conditional requirement that these buildings are demolished and removed from the site prior to completion of the barn conversion in order to ensure appropriate living conditions for its future occupants.
Conclusion
In principle, the proposal to replace the existing farmhouse and convert the stone barn to residential use is acceptable. However, the application fails insofar that the FRA does not comply with the requirements for site-specific flood risk assessments and does not therefore provide a suitable basis for assessment to be made of flood risks arising from the proposed development. In the absence of such information, the local planning authority cannot assess the potential impacts of flooding on the proposed development.
In terms of the detailed design of the proposals, the proposed replacement farmhouse is considered acceptable subject to minor alterations to its design. However, the conversion works required to the stone barn to create a live-work unit would result in significant harm to its character and appearance contrary to Core Strategy Policies DMG1, EN2, DMH3 and DMH4. 


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

	01
	The proposed barn conversion, by virtue of its design, external appearance and elevational language, would result in an unsympathetic and incongruous scheme of development which would detract significantly from the character and appearance of this historic stone barn, and the visual amenities of the Forest of Bowland AONB. As such, the proposal is contrary to Key Statement EN2 and Policies DMG1, DMH3 and DMH4 of the Ribble Valley Core Strategy.

	03
	The Flood Risk Assessment (Paul Waite Associates, Report ref. 18073/CR/01) submitted with the application does not comply with the requirements for site-specific flood risk assessments as set out in paragraphs 30-32 of the Flood risk and coastal change section of the PPG. It does not therefore provide a suitable basis for assessment to be made of flood risks arising from the proposed development. In the absence of such information, the local planning authority cannot assess the potential impacts of flooding on the proposed development and its compliance with Policy DME6 of the Core Strategy or paragraph 163 of the Framework.


