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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Erection of a timber outbuilding to provide for garaging, storage and first floor home office.

	Site Address/Location:
	Oxenhurst Cottage Back Lane Slaidburn BB7 3EE

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

LCC Footpaths:
Consulted, no comments received.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection received which make the following points:
Out of proportion dominating the landscape and obscuring view of Beatrix Fell.
Overlook property/garden.
Higher ground – overbearing impact on listed curtilage properties.
Excessive as home office – x3 floor area of cottage – additional living accommodation for family?  
Six cars could be accommodated at ground floor.
Local construction is in stone with stone/slate roof. Green oak not in keeping impacting Oxenhurst character.
Q6 of application form incorrect – numerous large trees within fall.
Green tent rather than polytunnel.
Impact on water flow from fell (flooding to properties recently)?
Description incorrect – change of use of agricultural land to ancillary domestic purposes. Not used as such for 10 years.
Light spillage from 8 rooflights.
Previous owners required by RVBC to stop unauthorised development in same vicinity. 


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets 
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets
Policy DMG2 – Strategic Considerations
Policy DME2 - Landscape and Townscape Protection
Policy DMH3 - Dwellings in the Open Countryside and AONB
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG)

	Relevant Planning History:

No pre-application advice has been sought.

3/2010/0278 - Erection of CCTV camera on front elevation (Oxenhurst Cottage). LBC granted 20/7/2010.

3/2007/0484 – 4no. timber stables, 1no. timber tack room, 1no. timber feed room, 1no. sand paddock with post & rail fence and 1no. access track. PP granted 20/7/2007. The land parcel subject to 3/2021/0404 is identified as ‘grazing land’ re: existing use. 

3/2003/1088 – Detached garage (Oxenhurst Barn). PP granted 3/2/2004.

3/1999/0215 – Construction of an access track and erection of fencing and gates (Oxenhurst Barn). PP granted 3/6/1999. Extent of residential curtilage discussed and amended to that granted in 1991 conversion.

3/1998/0822 – Construction of an access track and erection of fencing and gates (Oxenhurst Barn). PP refused 2/2/1999.

3/1997/0787 - Renewal of permission for a residential caravan for a further 6 months. PP granted 6/1/1998.

3/1997/0673 and 0672 – erection of chimney to the cottage.  LBC and PP granted 7 November 1997.

3/1993/058/P – conversion of shippon into cottage.  LBC granted 11 March 1993.

3/1992/0721/P – conversion of a building to form one dwelling house.  PP granted 11 February 1993.

3/1991/0771 and 0770 – Barn adjacent Oxenhurst Farm, conversion to residential use and former midden to garage.  LBC granted 22 January 1992 and PP granted 16 November 1992.

3/1991/0269/P – Barn conversion to residential.  PP granted 31 July 1991.

3/1990/0703/P – conversion of barn to dwelling.  PP refused 13 December 1990.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Oxenhurst Farmhouse is a Grade II listed (16/11/1983) house of the late 18th century with “Sandstone rubble with slate roof … Double-pile plan with central entry” and a hillside location (Beatrix Fell). 

The list description does not refer to the adjoining former farm buildings in the single range historic steading (Oxenhurst Cottage is shown as a contiguous ‘linking barn’ between the house and the ‘main barn’ on the ‘existing’ plans of 3/1990/0703/P) but the site history identifies that listed building consent applications have been submitted in respect to these structures.

The historic steading is isolated but prominent in views from the public rights of way network – one footpath follows the access track from Back Lane (the site can be seen on this approach) passing the site to the north; parallel routes run north west - south east to the south of Oxenhurst. 

The site is a field to the north of and elevated above the steading (separated by a traditional stone wall).

The submitted Heritage Statement identifies:

“The farmhouse appears to be no longer used for traditional farming as there is an absence of modern large farm buildings that characterise such holdings and instead the buildings comprise a small, discrete group of mostly traditional structures, which evolved as a functioning unit in the  18th and 19th centuries”.

“OS Plan issued circa 1840-50 and an aerial photograph from 1950. These show little change to the format of the building group”.

“The farmhouse maintains its rural setting”.

	Proposed Development for which consent is sought:

Planning permission is sought for the erection of a two-storey timber outbuilding to provide for garaging, storage and first floor home office in the field to the north of the Oxenhurst farm steading. Dimensions are 22.6m length x 6.3m width x 6.11m height to ridge. Materials are timber with slate roof. New drive and turning area proposed. 

A Householder application has been submitted and the submitted Heritage Statement identifies the “site of the proposed building is used in connection with Oxenhurst Cottage, the applicant’s dwelling, as curtilage”.

The submitted Heritage Statement identifies “As well as being physically separated, the proposed building would be a distinctive entity which could not be confused with the historic buildings”.

Impact upon the setting of the listed building and the character (including cultural heritage) of the Forest of Bowland AONB:

The proposal is unduly prominent, incongruous and conspicuous because of its location (further up the hillside and detached from the distinct single range historic farmstead), scale, form and materials (timber, steep roof pitched barns are not part of the vernacular) and is harmful to the setting of the single-range farmstead listed building (with which it competes) and the character (including cultural heritage) of the Forest of Bowland AONB.

The proposals are contrary to Key Statement EN5 and Policies DME4 and DMG1. Key Statement EN5 (“Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits”). Policy DME4 identifies that the Borough Council will not support “alterations or extensions to listed buildings …  or development proposals on sites within their setting which cause harm to the significance of the heritage asset”. Policy DMG1 identifies that “all development must protect and enhance heritage assets and their settings” and “all development must: Design 1. be of a high standard of building design which considers the 8 Building in Context Principles (from the CABE/English Heritage building in Context Toolkit.
2. be sympathetic to existing and proposed land uses in terms of its size, intensity and
nature as well as scale, massing, style, features and building materials”.

The most relevant Building in Context Principle is Principle 3 - A successful project will be informed by its own significance so that its character and identity will be appropriate to its use and context.

The National Design Guide (2021) is particularly relevant at C1 and C2:

“Well-designed new development is integrated into its wider surroundings, physically, socially and visually. It is carefully sited and designed, and is demonstrably based on an understanding of the existing
situation, including: the landscape character and how places or developments sit within the landscape,
to influence the siting of new development and how natural features are retained or incorporated into it” (paragraph 43).

“Well-designed places and buildings are influenced positively by: the history and heritage of the site, its
surroundings and the wider area, including cultural influences” (paragraph 48).

The proposals are contrary to Key Statement EN2 and Policies DMG1 and DMG2 which seek the retention of the AONB’s local distinctiveness and its building’s vernacular style and scale.
The Forest of Bowland AONB Management Plan (April 2014 - March 2019) identifies “The natural beauty of AONBs is partly due to nature, and is partly the product of many centuries of human modification of ‘natural’ features … The area was designated as a landscape of national significance due to a variety of factors, including… The landscape’s historic and cultural associations … The distinctive pattern of settlements … Collectively these historic and cultural elements of the environment serve to enrich the landscape’s scenic quality, meaning and value”. See NPPF 172 ‘important consideration’.

Tranquillity is an important element of AONB character. The potential light spillage from 8 rooflights identified by the objector is a concern in this respect.

Key Statement EN2 requires: “The landscape and character of the Forest 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”.
Policy DMG2 requires: “in protecting the designated area of outstanding natural beauty … 
development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting. The AONB Management Plan should be considered and will be used by the council in determining planning applications”.

The proposed curtilage extension will result in an elevated and prominent residential garden contrary to Policy DMH5 “The (curtilage) extension will not cause visual harm to the landscape”.

‘Adapting Traditional Farm Buildings’ (Historic England, 2017) identifies:

“The relationship of the farmstead to its farmland should be respected while meeting the needs of the new use. Ideally the curtilage needs to be kept as minimal as possible. Enclosed private areas and the paraphernalia associated with domestic use need to be carefully sited and contained, particularly in relation to public views and the surrounding landscape. Extending gardens into what has been farming land usually requires planning permission” (page 19).
NPPF 194 requires that “Any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”. However, the submitted information does not explain reasons for the scale, materials, form or location of the proposed development.

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. The works affect setting and do not result in any loss to historic fabric - harm is ‘less than substantial’. 

NPPF paragraph 196 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. The submitted information does not suggest any public benefits to development. Construction employment is a public benefit but this does not outweigh the harm to the designated heritage asset.


	Residential Amenity:
The proposal will not result in any adverse impacts to residential amenity which cannot be mitigated by condition.

Consideration to objector comment has been made. However, the site is not within an Environment Agency Flood Zone.

	Trees:
Q6 of the application form appears incorrect. The impact of proposed development on trees cannot be ascertained from the submitted information.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN2 and EN5 and Policy DME4, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


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

The proposal is unduly prominent, incongruous and conspicuous because of its location, scale, form and materials and is harmful to the character (including cultural heritage) of the Forest of Bowland AONB. This is contrary to Key Statement EN2 and Policy DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy.

The proposal is harmful to the setting of the single-range farmstead listed building because it is unduly prominent, incongruous and conspicuous resulting from its location, scale, form and materials. This is contrary to Key Statement EN5 and Policy DMG1 and DME4 of the Ribble Valley Core Strategy.
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