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	Date Publicity Expired:
	18/10/24
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	Refusal

		

	Development Description:
	Proposed conversion of existing agricultural building to dwelling and new domestic curtilage.

	Site Address/Location:
	Pinfold Farm Preston Road Ribchester PR3 3YD

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The amended site plan confirms that the required 3 parking spaces can be achieved. No objection.
 

	CONSULTATIONS: 
	Additional Representations.

	UU – The drainage plans should be in accordance with the drainage hierarchy outlined in the NPPF/NPPG.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement DMI2 – Transport Considerations

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
Policy DMH4 – The Conversions of Barns and Other Buildings to Dwellings

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0198 – Prior Notification of agricultural building to dwellinghouse – Approved.

3/2022/1180: Demolition of an agricultural building (with Class Q consent for residential) and erection of a new dwelling – Refused.  Appeal Dismissed.

3/2021/1271: Proposed demolition of agricultural buildings, erection of a detached dwelling and garage. Refused.

3/2021/0096: Prior Notification: Proposed change of use from agricultural building to one dwelling and associated operational development. Refused. Appeal Allowed - APP/T2350/W/21/3274371.

3/2021/0083: Proposed demolition of concrete block and timber agricultural building under a box profile roof.  Approved.

3/2020/0855: Proposed change of use from agricultural building to one dwelling and associated operational development. Refused.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural building located off and to the north-east of Preston Road, Ribchester.  The application site is located outside of any defined settlement boundaries sited on land designated as open countryside.

The area is largely agricultural in character, being of a relatively open aspect save that for sporadic cluster of built form, the majority of which is residential in nature.


	Proposed Development for which consent is sought:

This proposal seeks consent for the conversion of an existing agricultural building (which has a class Q consent for residential under 3/2024/0198) measuring 18.180m x 9.030m with a maximum height of 5.205m to ridge (3.9m to eaves) with proposed increased footprint and height to accommodate insulation, re-cladding and re-roofing resulting in a building measuring 18.580m x 9.430m with a maximum height of 5.405m to ridge (3.937m to eaves).

The existing structure is hollow concrete block and concrete cement roof sheets.

It is proposed that the dwelling will be faced in timber cladding and random stone, with the roof finish being powder coated metal sheeting with conservation low profile roof lights. 

The overall fenestration is quite regular in order and hierarchy including the insertion of full-length vertical windows, high level windows to the east/west elevations and large glazed panels above bi-folding doors to the north and double height glazed panels to the south gable elevations.  Vehicular and pedestrian access is provided via an existing shared access that is accessed via Ribchester Road to the south.


	Principle of Development:

The primary building to which the application relates benefits from an extant consent for conversion to a residential dwelling, with prior approval originally granted under the provisions of Article 3(1) and Schedule 2, Part 3, Class Q(a) and (b), of the Town and  Country Planning (General Permitted Development) (England) Order 2015 (as amended) by way of appeal decision ref: APP/T2350/W/21/3274371 and then more recently under 3/2024/0198.

As such, the granting of the prior approval, under the provisions of Article 3(1) and Schedule 2, Part 3, Class Q(a) and (b), of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), has established a consent for the creation of a residential planning unit on-site, through conversion of an existing building.  As such, this matter forms a material consideration in the determination of the current application.

It is accepted that there is significant discord between the provisions of article 3(1) and Schedule 2, Part 3, Class Q(a) and (b), of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) and that of the overall spatial aspirations for housing growth within the borough as embodied within Policies DMG2 and DMH3 of the Ribble Valley Core Strategy. 

This proposal relies on a different policy test in the development plan which applies to conversions to dwellings in rural areas, with the policy being generally supportive of this type of development in principle subject to meeting relevant criteria. 

Notwithstanding the ‘fall-back’ position, the starting position for any assessment of a planning application is against the development plan.

The proposal seeks consent for the conversion of the agricultural building to a residential dwelling within the defined open countryside.  In this respect Policies DMG2 and DMH4 of the Ribble Valley Core Strategy are engaged for the purposes of assessing the application.

Policy DMG2 of the Ribble Valley Core Strategy seeks to restrict residential development within the open countryside and Tier 2 Village settlements to that which meets a number of explicit criteria, with Key Statement DS1 also reaffirming these criteria and setting out the overall spatial aspirations for development within the Borough.  

Policy DMG2 is two-fold in its approach to guiding development. The primary part of the policy DMG2(1) is engaged where development proposals are located ‘in’ principal and tier 1 settlements with the second part of the policy DMG2(2) being engaged when a proposed development is located outside of defined settlement areas or within tier 2 villages, with each part of the policy therefore being engaged in isolation and independent of the other dependant on the locational aspects of a proposal.  

The mechanics and engagement of the policy are clear in this respect insofar that it contains explicit triggers as to when the former or latter criterion are applied and the triggers are purely locational and clearly based on a proposals relationship to defined settlement boundaries and whether, in this case, such a proposal is in or outside a defined settlement.  

The proposal is located outside of any defined settlement limits, in this respect when assessing the locational aspects of development, it is the latter part of Policy DMG2 (Policy DMG2(2)) which remains engaged which states that:

Within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social wellbeing of the area.
2. The development is needed for the purposes of forestry or agriculture.
3. The development is for local needs housing which meets an identified need and is secured as such.
4. The development is for small scale tourism or recreational developments appropriate to a rural area.
5. The development is for small‐scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

In respect of the matter of local need, need is defined within the Adopted Core Strategy as ‘Local needs housing is the housing developed to meet the needs of existing and concealed households living within the parish and surrounding parishes which is evidenced by the Housing Needs Survey for the parish, the Housing Waiting List and the Strategic Housing Market Assessment’.  

No such information has been provided that would suggest the proposal is that for local needs housing that would meet the above definition, nor can it be argued that the development is needed for the ‘purposes of forestry or agriculture’.  As such it cannot be considered that the proposal aligns with the requirements of Policy DMG2 in these respects, however it is acknowledged that this policy must be considered in conjunction with Policy DMH3 and DMH4.

Policy DMH3 relates to the creation of new residential dwellings outside of settlement boundaries and sets out a number of explicit criteria which must also be met, in this respect Policy DMH3 reads:

Within areas defined as open countryside or AONB on the proposals map, residential development will be limited to:

1. Development essential for the purposes of agriculture or residential development which meets an identified local need. In assessing any proposal for an agricultural, forestry or other essential workers dwellings a functional and financial test will be applied.
1. The appropriate conversion of buildings to dwellings providing they are 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.
1. The rebuilding or replacement of existing dwellings subject to the following criteria:
· The residential use of the property should not have been abandoned.
· There being no adverse impact on the landscape in relation to the new dwelling.
· The need to extend an existing curtilage.

The creation of a permanent dwelling by the removal of any condition that restricts the occupation of dwellings to tourism/visitor use or for holiday use will be refused on the basis of unsustainability.

Taking account of the above criterion, as previously identified, it cannot be argued that the proposal is ‘residential development which meets an identified local need’, nor is there an existing dwelling on site to be replaced. As such criterion 1 and 3 do not apply. With regards to criterion 2 of DMH3, whether or not the proposal amount to an ‘appropriate’ conversion leads to the engagement of policy DMH4 and requires a consideration of the proposal against that policy. 

Policy DMH4 relates to the conversion of barns and other buildings to dwellings and sets out a number of explicit criteria which must also be met, in this respect Policy DMH4 reads:

Planning permission will be granted for the conversion of buildings to dwellings where:

1. The building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already group of buildings, and
2. There need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure, and 
3. There would be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests, and
4. There would be no detrimental effect on the rural economy, and
5. The proposals are consistent with the conservation of the natural beauty of the area.
6. That any existing nature conservation aspects of the existing structure are properly surveys and where judged to be significant preserved or, if this is not possible, then any loss adequately mitigated.

The building to be converted must:

1. Be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alternation, which would adversely affect the Character or appearance of the building. The council will require a structural survey to be submitted with all planning application of this nature. This should include plans of any rebuilding that is proposed;
2. Be of a sufficient size to provide necessary living accommodation without the need for Further extensions which would harm the character or 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 its contribution to its setting, and
4. The building has a genuine history of use for agriculture or another rural enterprise.

In this instance, the building to be converted is located within reasonably close proximity to existing dwellings and other buildings and as such does not read as an isolated feature within the surrounding landscape. The proposal would therefore satisfy the requirements of criteria point 1 of Policy DMH4.

It is not anticipated that conversion to a dwelling would warrant any unnecessary expenditure by public authorities or utilities on the provision of infrastructure. The proposal would therefore satisfy the requirements of criteria point 2 of Policy DMH4.

A bat survey has been submitted in support of the proposal which shows the building to be converted as holding negligible bat roosting potential. As such, existing nature conservation aspects within the application building are considered to have been accurately surveyed. The proposal would therefore satisfy the requirements of criteria point 3 of Policy DMH4.

The application’s supporting information states that up until March 2011 the existing building was used to house sheep. It is not entirely clear what agricultural activity has occurred since however it is not considered that its loss to residential development would be of detriment to the local rural economy. The proposal would therefore satisfy the requirements of criteria point 4 of Policy DMH4.

Notwithstanding the above, the latter part of Policy DMH3 of the Core Strategy stipulates that buildings to be converted for use as dwellings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction. In a similar vein, criteria point 6 (1) of Policy DMH4 also states that buildings to be converted must be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alternation.

The application proposes to remove the existing block walls and lay a new concrete block wall to damp course ground height then build an insulated timber frame inner wall, which will sit between the portal frame legs, a new membrane then build a stone outer skin, full height on two elevations and 1m high on the two gables. Composite (timber effect) cladding would then be used to cover the remaining parts of the gables.

Clearly extensive building is required over and above the extant prior approval application and the stripping of all existing material bar the structural frame means that the development is tantamount to a new dwelling and bears no resemblance to its origins as an agricultural building. Whilst the application building is of limited architectural merit, the building nonetheless reflects the rural vernacular of agricultural buildings within the locality with respect to its design and materiality and as such provides some contribution to its immediate surroundings. The prior approval sought to retain timber materials which were respectful of the building’s agricultural origins, but the predominant use of stone now means this is not the case. An increase in height and footprint are also sought to accommodate the rebuilding works required.  

The proposal would therefore fail to satisfy criterion 1 of Policy DMH4 and criterion 2 of policy DMH3 and approval would lead to a new residential dwelling in the defined open countryside, located outside of a defined settlement boundary, without sufficient justification and that the form and general design would not be in keeping with the surroundings and would result in complete or substantial reconstruction. 

Policy DMG3 of the Core Strategy requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. 

Taking account of the location of the proposal and its relative isolation from any defined settlement, it is considered that the development would perpetuate an already unsustainable pattern of development, without sufficient or adequate justification, insofar that occupants of the residential dwelling would fail to benefit from adequate walkable access to local services or facilities – notwithstanding the bus stop which serves Pinfold Cottages this provides a limited school/college bus service with two regular services along Preston Road between Clitheroe and Chipping and Blackburn and Preston,  this would still place further reliance on the private motor-vehicle contrary to the aims and objectives of Key Statement DMI2 and Policy DMG3 of the adopted Core Strategy and the NPPF.

Notwithstanding this conflict, the extant Class Q consent would allow for the introduction of one new dwelling which would result in a materially equivalent impact from vehicle movements to and from the site. As such, the conflict identified with Policy DMG3 with respect to the current proposal is considered to be outweighed by virtue of the viable fallback positions offered by the extant Class Q consent.


	Impact Upon Residential Amenity:

The proposed dwelling would be sited approximately 40m from the nearest dwelling Pinfold Farm Bungalow to the south east, 65m from Pinfold Farm to the south west and around 70m from 1 and 2 Pinfold Farm Barn sited to the south east.

Taking account of the orientation and arrangement of the proposed dwelling and its relative distance from nearby residential dwellings, it is not considered that the proposal will result in any undue impact upon nearby existing or future residential amenities.


	Visual Amenity/External Appearance:

Policy DMH3 allows for the conversion of buildings to dwellings within areas of open countryside on the basis of their form and general design being in keeping with their surroundings. In a similar vein, criteria points 3 and 5 of Policy DMH4 require any conversion of a building to a dwelling to be in keeping with the natural beauty of their surroundings without causing undue harm to the landscape qualities of the area.

As established within the ‘principle of development’ section of this report, the extant prior approval granted, not only remains a material consideration in respect of matters of principle, but also in relation to matters of visual impact.  

In this respect, consideration must be given as to whether the submitted proposal would result in any additional adverse visual impact over and above those that may be resultant if the Class Q prior approval were to be implemented. 

The application building is a steel portal framed building with walls constructed of concrete blocks to 1.5m high, with Yorkshire boarding above. The front western elevation has a sliding steel door and the pitched roof is covered in concrete cement roof sheets.

Prior approval exists for a conversion to a dwelling whose external walls would be clad in timber and whose roof would be constructed from powder coated metal sheeting. The existing block walls were to be retained. The Inspector, in allowing the prior approval appeal (3/2021/0096), considered that [timber and metal sheeting] would reflect materials commonly found on modern agricultural buildings and which were observed on other barns in the locality. As such, the Inspector considered that these materials would be sympathetic to the agricultural character of the building. 

The application now proposes to remove the block walls and instead lay a new concrete block wall to damp course ground height then build an insulated timber frame inner wall, which will sit between the portal frame legs, a new membrane then build a stone outer skin, full height on two elevations and 1m high on the two gables. Composite (timber effect) cladding would then be used to cover the remaining parts of the gables.

The stripping of all existing material bar the structural frame, and the use of stone is considered to bear no resemblance to its origins as an agricultural building. The building is tantamount to a new dwelling and will appear in the landscape as such, as opposed to the fall-back as a conversion.

Whilst there is concern about the elevational detailing of the proposal, with large, glazed elements on the southwest and northeast elevations and taller, narrower glazed features and high level openings to both east and west elevations, with five openings on the west-facing elevation and two on the east  proposed to have vertical timber louvres, as well as ten rooflights where currently there are none, it is acknowledged that these openings are not materially different to the prior approval scheme. Nonetheless, this detailing together with the new material proposed would amount to a significant deviation from the unadorned character of the existing agricultural building whereby the resultant development would be more synonymous with a new build development.

Taking account of the appearance of the proposed dwelling including the increase in size, it is considered that the proposed dwelling would result in a visually suburbanising effect upon the landscape over and above that which would be resultant from the Class Q prior approval consent.  

Furthermore, the cumulative effect of further overtly residential development in the area would undermine the character and visual amenities of the area being of detriment to the character of the defined open countryside in this location.


	Landscape/Ecology:

The application has been accompanied by a Bat Survey which concludes that as the likelihood of bat roosting is minimal further surveys are not required and that subject to appropriate care the work can be carried out, this accords with Key Statement EN5 and Policy DME3 of the Ribble Valley Core Strategy.


	Highways/Parking:

Lancashire County Council Highways have reviewed the proposed development and have raised no significant issues with the proposal subject to the imposition of conditions.


	Observations/Consideration of Matters Raised/Conclusion:

The works that would be required to facilitate the proposed development are considered to fall within the realm of substantial reconstruction, and the extensive building required would fail to be synonymous with the agricultural character of the existing building. The proposed development would therefore fail to satisfy the requirements of Policies DMH3 and DMH4 of the Core Strategy and as such is considered to be unacceptable acceptable in principle.

The conflict identified with Policy DMG3 with respect to the current proposal is acknowledged however this is considered to be outweighed by virtue of the viable fallback position offered by the extant Class Q consent. 

Furthermore, the resultant dwelling, by virtue of the proposed materials in conjunction with the proposed increase in size and elevational detailing, would have an urbanising impact upon the surrounding open countryside that would be harmful to the visual amenities of the rural landscape. The proposal would therefore fail to satisfy the requirements of Policies DMG2, DMH3 and DMH4 of the Core Strategy.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


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

	01
	The proposal would lead to the creation of a new residential dwelling outside of a defined settlement without sufficient justification, insofar that the works that would be required to facilitate the proposed development are considered to fall within the realm of substantial reconstruction, and the extensive building required would fail to be synonymous with the agricultural character of the existing building. As such the proposal is not considered to be an appropriate conversion of an existing building and would therefore fail to satisfy the requirements of Policies DMH3 and DMH4 of the Ribble Valley Core Strategy. Whilst a fall-back position is acknowledged, which is a material consideration, this does not outweigh the policy conflict identified.


	02
	The resultant dwelling, by virtue of the proposed materials in conjunction with the proposed increase in height and footprint and fenestration, would have an overtly domestic appearance and an urbanising impact upon the surrounding open countryside that would be harmful to the visual amenities of the rural landscape. The proposal would therefore fail to satisfy the requirements of Policies DMG2, DMH3 and DMH4 of the Core Strategy. Whilst a fall-back position is acknowledged, which is a material consideration, this fall-back is considered to result in less visual harm in comparison to the development proposal.
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