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1. Chapter 1 
Introduction 
 

1.1. I am Alexis De Pol, Managing Director at De Pol Associates Ltd – Chartered Town 

Planning Consultants. I have a BA honours degree in Town Planning & Economic 

Development, a diploma in Town & Country Planning and I am a corporate member of 

the Royal Town Planning Institute. I have over 18 years professional experience in the 

field of town planning and have worked in both Local Authority and private practice.  

 

1.2. De Pol Associates were instructed to submit a planning application to Ribble Valley 

Borough Council for the change of use and alteration of a vacant agricultural building 

known as Countess Hey into a single dwelling house (Council ref. 3/2017/0192). The 

application was refused in April 2017 and I am retained to submit this section 78 

appeal. 

 

1.3. For reasons identified in this Statement it is considered that based on planning policy 

and material considerations the application proposals represent appropriate 

development and the Council’s reasons for refusal were unsound.  

 

1.4. I declare that the evidence which I have prepared and provided for this appeal in this 

Statement is true and has been prepared and is given in accordance with the guidance 

of the Royal Town Planning Institute. I confirm that the opinions expressed are my true 

and professional opinions. 
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2. Chapter 2 
Site Description and Planning History  
 

 

2.1. The subject site, which is known as Countess Hey, is situated to the west of Elmridge Lane, 

near Chipping. It extends to approximately 0.1 hectares (excluding the private driveway) and 

comprises a detached vacant agricultural building and coarse unmanaged grassland.  

 

 

 

 

 

 

 

 

2.2. The building is single storey and made up of three sections, comprising a central core and two 

identical sides. It is a blockwork building although some of the external walls are rendered. It 

has a pitched roof with a projecting gable on the southern elevation and the roof covering 

comprises concrete roof tiles. There are window apertures and doors visible, together with two 

large openings to the front and rear elevations.  

 

 

 
 
 
 
 
 

 

2.3. The site is accessed via a private drive which connects with Elmridge Lane to the east of the 

site. This private drive also serves the residential property to west of the application site, which 

comprises a former farmhouse and converted agricultural buildings, with associated residential 

curtilages.  

 

 

 

 

southern elevation                                                                                                                northern elevation and adjacent  
                                                                                                                                              converted barn 
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2.4. There is also an existing two storey dwelling built in the 1950s/60s sited to the north east of the 

site (Bonna Vista), although this is accessed directly off the main road rather than via the private 

drive. 

 

 

 

 

 

 

 

 

 

2.5. The site is bordered by hedgerows to the north, a boundary wall to the west and post and wire 

stockproof fencing to the southern and eastern boundaries. The site is sandwiched between 

the residential properties to the west and north east, with this wider development complex 

surrounded by countryside. There are also other converted residential developments in the 

surrounding area. 

 

2.6. The application site and a field to the south is owned by the applicant and was previously used 

for agriculture, although this use is now redundant and the application property has laid empty 

for a number of years. The field has a separate agricultural access. 

 
Planning History 

2.7. A planning application was submitted by the owner in May 2016 (ref. 3/2016/0437) which sought 

planning permission to convert the existing building into a four bedroom dwelling. This 

application was refused under delegated powers in July 2016.  

 

2.8. The scheme was then amended to address the Council’s reasons for refusal and the application 

resubmitted (ref. 3/2017/0192). This was refused under delegated powers in April 2017 and it 

is this resubmitted application which is the subject of this appeal. 
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3. Chapter 3 
Application Proposals  
 

3.1. The application seeks full planning permission for the change of use of the existing building and 

associated alterations to form a three bedroom bungalow with two bathrooms, two reception 

rooms, kitchen, utility area and integral double garage. 

 

3.2. The proposal includes the demolition of approximately 5 metres of the western side of the 

existing building, where an external amenity area is to be created. This will be bounded to the 

south by a natural stone wall, which together with the existing boundary wall to the west will 

screen the amenity area. New openings will be created in the southern and northern elevations, 

which have been sensitively designed to reflect local characteristics with smaller random 

openings and natural stone headers & cills. The building will also be clad in reclaimed natural 

stone, whilst the existing gable in the roof to the southern elevation is to be removed and the 

roof replaced with natural blue/grey slates to match the adjacent converted farm buildings. 

There are no added porches or peripheral details, with the form of the building kept as simple 

as possible. 

 

3.3. The domestic curtilage has been kept modest and the new access driveway will be finished 

with single size gravel material to ensure surface run off complies with SUDS requirements. 

Any collected surface water from roofs etc. will be drained by discharge into an appropriate 

soakaway. Foul drainage will be dealt with by independent sewage treatment plant (Klargester 

Biodisc or similar) installed in accordance with manufacturer's instructions. 

 

3.4. The scheme proposes the planting of a hedgerow / indigenous landscaping along the site 

boundaries to provide additional screening. 
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Chapter 4 
Planning Policy Context 

 

 

4.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the Development Plan unless material 

considerations indicate otherwise.  

 

4.2. The Development Plan in this instance comprises the Ribble Valley Core Strategy 2008-2028 

(hereafter referred to as the Core Strategy or CS), which was adopted in December 2014. The 

application site is located within the designated countryside and the Area of Outstanding Natural 

Beauty (AONB), the later covering approximately 75% of the Borough. The Core Strategy 

policies relevant to the application proposals are set out below.  

 

• DMH3 ‘Dwellings in the open countryside and AONB’. Criterion 2 of this policy permits 

the appropriate conversion of buildings to dwellings providing they are suitably located 

and their form and general design are in keeping with their surroundings. It also 

requires buildings to be structurally sound and capable of conversion without the need 

for complete or substantial reconstruction. 

 

• DMH4 ‘The Conversion of Barns and Other Buildings to Dwellings’ which introduces 

the following additional criteria for the residential conversion of buildings anywhere 

within the Borough. The policy is essentially split into two parts and refers to the 

following criteria: 

 

Part 1   

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, and 

6) That any existing nature conservation aspects of the existing structure are properly 

surveyed and where judged to be significant preserved or, if this is not possible, 

then any loss adequately mitigated.  
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Part 2 

1) The building to converted must 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; 

2) The building must 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. 

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.  

 

• Key Statement EN2 ‘Landscape’ states that the landscape and character of those areas 

that contribute to the setting and character of the Forest of Bowland AONB will be protected 

and conserved and wherever possible enhanced. It states that 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. 

 

• DMG1 ‘General Considerations’ identifies a number of considerations for all development, 

such as schemes being of a high standard of design; being sympathetic to existing and 

proposed land uses in terms of scale, massing, style, features and building materials; 

consideration given to impact on landscape character; potential traffic, car parking 

implications and safe access; the amenities and privacy of the surrounding area; 

biodiversity; and infrastructure. 

 

• DMG2 ‘Strategic Considerations’ states that within the AONB the most important 

consideration will be the protection, conservation and enhancement of the landscape and 

character of the area, avoiding where possible habitat fragmentation. It states that where 

possible new development should be accommodated through the re-use of existing 

buildings, which in most cases is more appropriate than new build. It requires development 

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. 

 

• DMG3 ‘Transport and Mobility’ refers to the relationship of the site to the primary route 

network and the strategic road network; the provision of access by pedestrian, cyclists and 

those with reduced mobility; providing adequate car parking and servicing space within all 

development. 
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• DME2 ‘Landscape and Townscape Protection’ seeks to avoid significant harm to important 

landscapes or landscape features including woodlands, copses, hedgerows and individual 

trees 

 

• DME3 ‘Site and Species Protection and Conservation’ seeks to avoid impact on wildlife 

species protected by law, priority habitats or species identified in the Lancashire 

biodiversity action plan. 

 

• DME6 ‘Water Management’ states that development will not be permitted where it would 

be at an unacceptable risk of flooding or exacerbate flooding elsewhere. 

 

4.3. A material policy consideration to be balanced against the Core Strategy is the National 

Planning Policy Framework (NPPF). Published in March 2012 the NPPF sets out the 

Government’s planning policies for England and must be given significant weight in the 

consideration of planning decisions.  

 

4.4. The NPPF requires local planning authorities (LPA) to approach decision-taking in a positive 

way to encourage growth and it places a very clear presumption in favour of approving 

applications which comprise sustainable development. In this regard it specifically states: 

 
“Local planning authorities should approach decision-taking in a positive way to foster the 
delivery of sustainable development.” (para. 186) 
 
“Local planning authorities should look for solutions rather than problems, and decision-takers 
at every level should seek to approve applications for sustainable development where possible.” 
(para 187)  
 
“In assessing and determining development proposals, local planning authorities should apply 
the presumption in favour of sustainable development” (para 197) 

 

4.5. The Ministerial foreword to the NPPF also states that: 

 

“Development that is sustainable should go ahead, without delay – a presumption in favour of 
sustainable development that is the basis for every plan, and every decision. This framework 
sets out clearly what could make a proposed plan or development unsustainable”.  
 

4.6. This statement makes specific reference to NPPF paragraphs 115 and 116 which relate to 

AONB, as well as paragraphs 17 and 55 which relate to the re-use of existing buildings. 
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Chapter 5 
Statement of Case 
 
 
5.1 It is evident from the decision notice that there is no dispute between the Council and 

appellant that the scheme complies with matters relating to access/highway impact, 

flood risk, preserving the amenities and privacy of neighbouring uses, car parking, 

biodiversity, infrastructure, impact on trees and hedgerows. It is also assumed that the 

Council accept that the application proposals are in general compliance with the 

policies of the Core Strategy other than those identified in their reasons for refusal. 

This statement therefore focuses on the Council’s reasons for refusing planning 

permission, which can be summarised as follows: 

 

• The building and its materials are not considered worthy of retention, thereby 

conflicting with Core Strategy (CS) policy DMH4 and specifically criterion 3 in 

part 2 of said policy (Council’s first reason for refusal). It is evident from the 

Council’s pre-application response (Appendix 1) that they consider this conflict 

to mean that the proposals are not acceptable as a matter of principle. 

 

• The proposals would fail to protect, enhance or conserve the character of the 

AONB Landscape and the character, appearance and visual amenities of the 

local area, contrary to CS policies EN2, DMG1, DMG2 and DMH4. This relates 

to the design and external appearance of the proposed dwelling and the extent 

of the proposed residential curtilage, driveway and likely visual impact of 

domestic paraphernalia (Council’s second and third reasons for refusal). 

 

• The works, extent of demolition and alterations proposed go beyond that which 

is considered solely conversion works and cumulatively constitutes major 

alterations, contrary to CS policy DMH4 (it is unclear whether this is part of the 

third reason for refusal or is identified as a separate fourth reason for refusal).  

 

Principle of a residential conversion (worthy of retention)   

5.2 The residential conversion of vacant agricultural barns in the open countryside, 

including within the designated Area of Outstanding Natural Beauty (AONB), is 

acceptable in principle under the terms of Core Strategy policy DMH3 ‘Dwellings in the 

Open Countryside and AONB’.  
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5.3 The Council’s first reason for refusal refers specifically to policy DMH4 ‘The Conversion 

of Barns and Other Buildings to Dwellings’, which identifies a range of additional criteria 

for barn conversions irrespective of whether they are in the AONB. Criterion 3 in the 

second part of the policy states that the character of the building to be converted and 

its materials must be appropriate to its surroundings and that the building and its 

materials should be worthy of retention because of its intrinsic interest or potential or 

its contribution to its setting.  

 

5.4 It is apparent from the Council’s pre-application response that they consider conflict 

with this specific criterion means the proposal is unacceptable in principle. Their 

starting position appears to be that if the building is not worthy of retention then any 

residential conversion would represent an incongruous, discordant and unsympathetic 

form of development, irrespective of how it is designed. 

 

5.5 There is no clear indication in the policy as to how a building is to be assessed as being 

worthy of retention. However, even if there were a conflict with this element of the 

policy the criterion must be balanced against other Core Strategy policies and material 

considerations. This includes the following. 

 
Need to maximise existing resources, including the re-use of rural buildings 

5.6 One of the identified core planning principles in NPPF 17, which are to underpin both 

plan-making and decision-taking, is to “encourage the reuse of existing resources, 

including conversion of existing buildings”. NPPF 55 confirms that this includes 

buildings in the countryside/rural areas, as it identifies the re-use of redundant or 

disused buildings as one of the circumstances where new isolated homes in the 

countryside is permitted. There is no text or footnote to NPPF 55 to suggest that this 

policy does not apply to buildings in an AONB. Furthermore, NPPF 115 and 116 (which 

specifically relate to AONB) do not state that the principles of NPPF 55 do not apply. 

The paragraphs refer to weight being given to conserving landscape and scenic beauty 

within AONB and that planning permission should be refused for major developments 

in designated areas other than in exceptional circumstances. However, the residential 

conversion of an existing barn into a single dwelling is not ‘major development’ and 

although the need to conserve the landscape and scenic beauty is important when 

assessing the merits of an individual scheme, this does not suggest that barn 

conversions are unacceptable in principle.  
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5.7 The Government has also specifically reformed permitted development rights to free 

up the planning system and facilitate the conversion of redundant and under-used non-

residential buildings into new homes. This includes converting empty agricultural 

buildings in the countryside into housing through the introduction of Part 3 Class Q of 

the Town and Country Planning (General Permitted Development) (England) Order 

(GDPO). This stipulates that a change of use of a building and land from an agricultural 

building to a use falling within Class C3 (dwellinghouse), together with building 

operations reasonably necessary to convert the building, comprise permitted 

development.  

 

5.8 It is noted that Class Q does not apply to Article 2 (3) land such as AONB, however, 

the DCLG undertook a consultation on the then proposed alterations to the GDPO and 

subsequently published a report on the responses to this consultation. This was titled 

‘Greater flexibility for change of use’ and with specific regard to the residential 

conversion of agricultural buildings the Government stated that: 

 

“The Government wishes to ensure protected landscapes are also growing 
communities. While it has decided at this time that Article 1 (5) land should be 
excluded from this permitted development use, the government expects 
National Parks and other local planning authorities in protected areas to take a 
positive and proactive approach to sustainable development, balancing the 
protection of the landscape with the social and economic wellbeing of the area. 
These areas are living communities whose young people and families need 
access to housing if their communities are to grow and prosper.” (paragraph 23 
– attached at Appendix 2) 

 
 

5.9 Class Q is a clear indication of the Government’s steer to make full use of vacant 

agricultural buildings to deliver rural housing and whilst Class Q does not apply to 

AONB, the Government has confirmed it still expects LPAs to take a positive approach 

to residential barn conversions in the AONB.   

 

5.10 The explanatory text to CS policy DMH4 also highlights how barn conversions can 

“usefully provide a housing resource and promote sustainability”, whilst CS policy 

DMG2 ‘Strategic Considerations’ states that within the open countryside and AONB 

new development should be accommodated through the reuse of existing buildings 

where possible, which in most cases is more appropriate than new build. The need to 

make full use of redundant buildings in the AONB to minimise the need for new 
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development is particularly relevant given that 75% of the Borough is designated 

AONB. As already highlighted CS policy DMH3 specifically permits the residential 

conversion of buildings in the open countryside and AONB.  

 

5.11 It is clear therefore that both NPPF and the CS promote the re-use of buildings within 

the AONB to make maximum use of existing resources, reduce pressure for new build 

development and deliver rural housing. Having redundant, vacant and empty buildings 

is not only a wasted resource, but buildings left to fall into a dilapidated condition can 

also have a negative impact on the environment. This applies irrespective of whether 

the building is within the AONB. 

 

Helping address the Borough’s housing shortfall 

5.12 CS policy H1 ‘Housing Provision’ requires 5,600 dwellings to be delivered in the 

Borough over the plan period at an average of 280 dwellings per annum. The Council’s 

most recent Housing Land Availability Schedule (dated Oct 2016) confirms that that 

Council has so far only delivered 1,549 dwellings in the 8½ years since the start of the 

Core Strategy period, which represents just 65% of its requirement over this period 

based on the annual requirement of 280 dwellings per year (Appendix 3). The proposal 

will help meet this housing shortfall. Moreover, Core Strategy policy DMG2 states that 

within the open countryside and AONB new development should be accommodated 

through the re-use of existing buildings where possible.  

 

Limited contribution to the character of the AONB landscape / character of the area   

5.13 The building to be converted is not isolated in the landscape but is instead sandwiched 

between part of an existing group of converted buildings to the west and a two storey 

detached dwelling to the east. There is also extensive tree planting to the north and 

east of the site. Those views which do exist show the existing building in the context of 

the adjacent built development, which includes housing and existing residential 

curtilages.  

 

5.14 It is also clear from the Council’s first reason for refusal and their pre-application 

response that they consider the existing building to have no visual merit. One of the 

adjacent houses is also a two storey dwelling built in the 1950s/60s (Bonna Vista) 

which does not reflect the character of the area. 
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5.15 The site and existing building do not currently contribute to the character of the AONB 

landscape or locality.   

 

Enhancement to immediate setting 

5.16 The building is permanent and structurally sound, which has not been disputed by the 

Council, and given the 1st reason for refusal the Council clearly do not consider the 

current building to be in keeping with the character of the landscape, reflecting local 

distinctiveness, vernacular style, scale, features and building materials.  

 

5.17 The proposals would alter the appearance of the building so that it better reflects the 

character of the area and the adjacent converted farmstead. In this respect: 

 

• The existing concrete blockwork is to have natural stone facings, carefully chosen 

to match the neighbouring converted farmstead buildings. The existing roof will 

also be stripped and replaced with natural blue/grey slates to match adjacent farm 

buildings. These materials are more traditional and reflective of the locality and 

neighbouring converted farmstead than the current building materials.  

 

• The existing protruding gable on the southern elevation will be removed to create 

a simpler roof shape reflective of the neighbouring converted farm buildings. 

 

• The new window and door openings are kept reasonably small and random in size 

and location. New window and door openings will also comprise natural stone 

heads and cills to reflect the neighbouring converted buildings. 

 

5.18 The scheme also proposes: 

 

• To reduce the scale and mass of the building, whilst retaining its simplistic 

rectangular shape. Just over 5 metres of the western end of the building is to be 

demolished which together with the removal of the projecting gable reduces the 

overall footprint by 61m2 (approximately 21% reduction) and volume by 221m3 

(approximately 20% reduction).  

 

• Provide indigenous planting along site boundaries which would provide further 

screening of the existing development from localised vantage points.  
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Presumption in favour of sustainable development 

5.19 NPPF 187 confirms that LPAs should look for solutions rather than problems, and 

decision-takers at every level should seek to approve applications for sustainable 

development where possible. As highlighted the residential conversion of redundant 

buildings is acknowledged in both the NPPF and CS as a sustainable form of 

development in so far as it maximises the use of existing resources, reduces pressure 

for new build development, delivers rural housing and avoids buildings falling into a 

dilapidated condition. The site and building do not currently contribute towards the 

character of the AONB Landscape / area and the proposals would secure some 

enhancement to the immediate setting. The proposals wouldn’t have any greater 

impact on the character of the AONB / locality than typical residential barn conversions. 

Under these circumstances, the re-use of a permanent building which is structurally 

sound comprises sustainable development, irrespective of whether it is deemed worthy 

of retention. There is nothing in NPPF stating that buildings must be worthy of retention 

to be suitable for reuse and it is relevant to note that policy DMH4 relates to all barn 

conversions, not just those in the AONB.   

 

5.20 All of the above represent material considerations which together outweigh any 

perceived conflict with Core Strategy policy DMH4, part 2, criterion 3. The Council’s 

first reason for refusal is therefore considered unsound and the residential conversion 

of the subject property is acceptable in principle. 

 

 

Design, External Appearance and Residential curtilage  

5.21 The Council’s second and third stated reasons for refusal both suggest conflict with 

CS Key Statement EN2 and policies DMG1, DMG2 and DMH4. 

 

5.22 The middle section of Key Statement EN2 ‘Landscape’ states that the landscape and 

character of those areas that contribute to the setting and character of the AONB will 

be protected and conserved and wherever possible enhanced. The fact that the first 

reason for refusal relates to the existing building not being deemed worthy of retention 

indicates that the Council do not consider the existing building / site to have any 

intrinsic interest or to have any contribution to its setting. Furthermore, the site 

comprises an existing building sandwiched between adjacent residential development 

and is well screened by existing landscaping. Consequently, this element of Key 

Statement EN2 is not considered relevant in so far as it refers to protecting those areas 
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that currently contribute to the setting and character of the ANOB. It is acknowledged 

that the remainder of the policy is relevant as this refers to all development in the AONB 

needing to contribute to the conservation of the natural beauty of the area and be in 

keeping with the character of the landscape, reflecting local distinctiveness, vernacular 

style, scale, style, features and buildings materials.  

 

5.23 DMG1 ‘General Considerations’ contains a number of criteria for new development, 

most of which are not relevant to these reasons for refusal. It is assumed that the 

Council are referring to the section on ‘Design’ and in particular: 

 

• Criterion 2, which requires development to 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. 

 

• Criterion 3, which states that consideration should be given to the density, 

layout and relationship between buildings, with particular emphasis on visual 

appearance and the relationship to surroundings, including impact on 

landscape character. 

 

5.24 Policy DMG2 ‘Strategic Considerations’ permits the re-use of existing buildings in the 

countryside and AONB but refers to all development in the AONB needing to protect, 

conserve and enhance the character of the area and to be in keeping with the character 

of the landscape, whilst acknowledging the special qualities of the AONB by virtue of 

its size, design, use of material, landscaping and siting.  

 

5.25 Policy DMH4 contains a number of requirements relating to the residential conversion 

of barns and buildings anywhere within the borough, most of which are not relevant to 

these two specific reasons for refusal. It is assumed that the Council are referring to 

the following two criteria in part 1 of the policy: 

 

• Criterion 3, which requires there to be no materially damaging effect on the 

landscape qualities of the area or harm to nature conservation interests; 

 

• Criterion 5, which requires proposals to be consistent with the conservation of 

the natural beauty of the area; 
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5.26 Ultimately none of these policies preclude the residential conversion of existing 

buildings in the open countryside and AONB, which as highlighted are acceptable in 

principle. Instead the policies place general requirements for development to respect 

the character of the area and AONB Landscape. 

 

5.27 Whilst the proposed conversion will change the character of the building / site due to it 

becoming a residential property, this is applicable to any residential barn conversion 

and conversions are an acceptable form of development within the open countryside 

and AONB. As already highlighted it is evident from NPPF and the Government’s 

amendments to the General Permitted Development Order (GDPO) that the 

appropriate residential conversion of vacant buildings is to be supported as a means 

of maximising the use of existing resources and assisting the delivery of rural housing.  

 

5.28 Accordingly, the fact that the proposal will change the character of the site to residential 

does not automatically mean that the proposal would have an unacceptable impact on 

the character, appearance and visual amenities of the area and AONB. If this were the 

case then all residential conversions would be deemed unacceptable, which clearly 

isn’t the policy position. The issue is whether the conversion scheme is sympathetically 

designed to minimise any impact on the character of the AONB Landscape and locality.  

 

5.29 Prior to the submission of the application the applicant sought to liaise with Council 

officers regarding the proposed design. The impression given by Council officers was 

that that they were unprepared to consider whether the form and general design of the 

conversion was in keeping with the surroundings, as in their opinion the proposal was 

not acceptable in principle due to the building not being worthy of retention. Their 

starting position appears to be that if the building is not worthy of retention then any 

residential conversion would represent an incongruous, discordant and unsympathetic 

form of development, contrary to the aforementioned policies. 

 

5.30 In the subsequent decision notice the Council’s third reason for refusal suggests that 

there would be an unacceptable impact due to the extent of the residential curtilage, 

driveway and likely visual impact of domestic paraphernalia such as sheds, washing 

lines, children’s play equipment, which they suggest represents a suburban visual 

encroachment into the area. These matters are addressed in turn: 
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• Residential curtilage. The proposed residential curtilage is modest, with the 

eastern boundary fence being relocated to create a smaller curtilage area. The 

proposed curtilage is also in keeping with the residential curtilage to the 

adjacent houses to the west and north east. 

 

• Driveway. The integral garaging has been sited to the east of the building to 

bring it closer to the access point thereby enabling the driveway area to be kept 

small. It only provides sufficient space for car parking and turning in line with 

Council parking standards. Furthermore, being primarily located to the north of 

the converted building, close to existing landscaping, views of this driveway 

area are localised and limited. 

 

• Sheds. By incorporating an integral double garage within the building, the 

scheme removes future pressure for sheds and detached garages. A condition 

can also be added removing any permitted development rights for the erection 

of curtilage buildings. 

  

• Washing lines and children’s play equipment. The proposal includes the 

creation of an external amenity space which will be screened from view by the 

converted barn to the east, the existing boundary wall to the west and a 

proposed stone wall to the south which will be sited in the same location as the 

existing southern wall to the agricultural building (the existing building is being 

reduced in scale to create this screened external amenity space). This is in 

addition to the existing and proposed wider screening of the site, which is 

highlighted later. Consequently, whilst any barn conversion has the potential 

for washing lines and children’s play equipment, this scheme has been 

sensitively designed to reduce any potential impact.   

 

• Fence lines. The northern boundary will be defined by the existing hedgerow 

which is being retained, whilst the western boundary will be defined by the 

existing block wall. The fence defining the southern boundary is an existing 

fence which is being retained and the fence along the eastern boundary is 

effectively the relocation of the existing fence, made necessary due to the 

curtilage around the building being made smaller (see earlier point).  

Accordingly, the proposed boundary / fence lines are essentially the same as 

what already exists. However, the appellant does propose to plant indicative 
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hedgerows along the southern and eastern boundaries which will be beneficial 

both in terms of landscape character and biodiversity. Nevertheless, should the 

Inspector consider an alternative form of boundary treatment to be appropriate 

a condition could be applied requiring details of boundary treatments to be 

submitted and approved.    

 

5.31 The Council’s second reason for refusal suggests that the design and external 

appearance of the proposed dwelling does not reflect local distinctiveness, vernacular 

style or features. There are no extensions proposed to the existing building and the 

external alterations are in effect limited to: 

 

• Removal of the existing protruding gable and a reduction in the scale/mass of 

the building, which would better reflect the character of the locality. 

 

• The walls are to have natural stone facings, carefully chosen to match the 

neighbouring converted farmstead buildings. The existing roof will also be 

stripped and replaced with natural blue/grey slates to match adjacent farm 

buildings. These materials are more traditional and reflective of the locality and 

neighbouring converted farmstead than the current building materials.    

 

• New openings have been kept reasonably small and random in size, reflective 

of typical barn conversions. Door / window frames and fascias/soffits are also 

to comprise painted timber, whilst and heads and cills are to be reclaimed 

natural stone. The integral garage doors are to have the appearance of barn 

doors.  

 

• There are no added porches or peripheral details, with the form of the building 

kept as simple as possible. 

 

5.32 It is therefore considered that the proposal has been sensitively designed and would 

not have any greater impact on the character of the AONB Landscape or locality than 

typical residential barn conversions. Instead the proposed materials and removal of 

the protruding gable would better reflect local distinctiveness than the existing building. 

The Council’s second and third reasons for refusal are therefore unsound and there is 

no conflict with the policies referred to therein.  
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Extent of Demolition and Alterations 

5.33 The Council’s final reason for refusal states that the works, extent of demolition and 

alterations proposed go beyond that which is considered reasonable to be classed as 

solely conversion works and cumulatively constitute major alterations contrary to policy 

DMH4 of the Core Strategy. 

 

5.34 It is assumed that the Council are referring to condition 1 in the second part of policy 

DMH4, which states that the building is to be structurally sound and capable of 

conversion for the proposed use without the need for extensive building or major 

alteration which would adversely affect the character or appearance of the building. 

 

5.35 Firstly, nowhere in this criterion or policy does it state that a scheme must be classed 

‘as solely conversion works’ to be acceptable. The criterion itself only precludes 

extensive building or major alterations which would “adversely affect the character or 

appearance of the building”. This suggests that extensive building and major 

alterations are acceptable if they don’t adversely affect the character or appearance of 

a building. Bearing in mind that the Council consider the existing building to have no 

visual merit or traditional features worthy of retention, the proposed works cannot 

reasonably be considered to adversely affect the character and appearance of the 

building.  

 

5.36 Secondly, the policy refers to extensive building or major alterations in the context of 

the building being structurally sound and capable of conversion. There are no 

extensions proposed and the proposed demolition, natural stone facings and replaced 

roof materials are benefits to make the proposals more in keeping with local 

distinctiveness. They do not comprise extensive building or major alterations needed 

to make the building structurally sound and capable of conversion.     

 

5.37 Thirdly, the majority of the proposed works would lead to an enhancement to the 

locality, which is a material consideration in any event.                

 

5.38 This reason for refusal is therefore considered unsound and there is no conflict with 

this element of policy DMH4. 
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Conclusion 

 

5.39 NPPF 187 confirms that LPAs should look for solutions rather than problems, and 

decision-takers at every level should seek to approve applications for sustainable 

development where possible. The residential conversion of redundant buildings is 

acknowledged in both the NPPF and CS as a sustainable form of development in so 

far as it maximises the use of existing resources, reduces pressure for new build 

development, delivers rural housing and avoids buildings falling into a dilapidated 

condition. There is nothing in the NPPF to suggest residential barn conversions are 

unacceptable in an AONB and the Core Strategy specifically states that they are 

acceptable in principle. Moreover in encourages the re-use of buildings in the AONB 

to help reduce pressure on new build. There is also nothing in the NPPF to state that 

buildings must be worthy of retention to be suitable for reuse and given that Core 

Strategy policy DMH4 relates to all barn conversions, not just those in the AONB, it is 

clearly more onerous than National Policy. This is particularly the case given the 

amendments to the GDPO permitting the residential conversion of agricultural barns 

without the need for planning permission. 

 

5.40 Ultimately the site and building do not currently contribute towards the character of the 

AONB Landscape / area and the proposals would secure some enhancement to the 

immediate setting. The proposals wouldn’t have any greater impact on the character 

of the AONB / locality than typical residential barn conversions. Under these 

circumstances, the re-use of this permanent and structurally sound building comprises 

sustainable development, irrespective of whether it is deemed worthy of retention. This 

is especially the case given that it will help deliver rural housing at a time when the 

Council have only delivered 65% of the Borough’s housing requirement since the start 

of the Core Strategy.  

 

5.41 These material considerations and other policy objectives must be balanced against 

any perceived conflict with Core Strategy policy DMH4, part 2, criterion 3 and it is 

considered that the balance of weight falls in favour of allowing a suitable residential 

conversion of the existing building. The Council’s first reason for refusal, i.e. that the 

building is not worthy of retention, is therefore unsound and the residential conversion 

of the subject property is acceptable in principle. 
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5.42 The proposal has also been sensitively designed in so far as. 

 

• It does not involve any extensions to the existing building and would in fact 

reduce the amount of built development on site. 

 

• The residential curtilage is kept to a minimum and the proposal would create a 

well screened external amenity space to the west of the building to further limit 

the impact in terms of domestication. 

 

• The provision of an integral double garage within the existing building avoids 

pressure for detached garages and sheds. 

 

• Boundary treatments essentially remain unchanged, although indigenous 

hedgerow planting is proposed. 

 

• Openings are kept to a minimum and of a size and style which is common for 

barn conversions of this nature. There are no added porches or peripheral 

detail, with the building kept as simply as possible. 

 

• Appropriate materials reflecting the character of the area are proposed. Indeed 

the proposed materials are more in keeping with the character of the area than 

the existing materials.  

 

5.43 On balance, it is therefore considered that the proposal would not have an 

unacceptable impact on the AONB Landscape or character of the area and would in 

fact contribute towards some enhancement of the immediate setting. The proposal also 

complies with other relevant development plan policies relating to matters such as 

access, biodiversity, flood risk, preserving the amenities and privacy of neighbours, car 

parking, infrastructure, impact on trees and hedgerows etc. The Council’s second and 

third reasons for refusal are therefore unsound. 

 

5.44 As to the Council’s final reason for refusal, nowhere in policy DMH4 does it state that 

a scheme must be classed ‘as solely conversion works’ to be acceptable. Instead the 

policy indicates that extensive building and major alterations are acceptable so long as 

they don’t adversely affect the character or appearance of a building. Bearing in mind 

that the Council consider the existing building to have no visual merit or traditional 

features worthy of retention, the proposed works cannot reasonably be considered to 
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adversely affect the character / appearance of the building. The policy criterion is also 

written in the context of the building needing to be structurally sound and capable of 

conversion. There are no extensions proposed and the majority of the proposed 

alterations are benefits to make the proposals more in keeping with local 

distinctiveness. They do not comprise extensive building or major alterations needed 

to make the building structurally sound and capable of conversion. Proposed works 

leading to an enhancement to the locality would be justified as a material consideration 

in any event.                

 

5.45 Taking all matters into account it is considered that the application proposals represent 

appropriate development and the Council’s reasons for refusal were unsound. 

Planning permission ought therefore to have been granted.  
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