DRAUGHTON  PARISH  COUNCIL          

The Pines
Draughton

Skipton 

BD23 6DU

  9 March 2021
Development Control Services
Craven District Council
Attn: Ms A Muscroft 
Dear Sirs
Application Ref.2021/22498/FUL– Barn Conversion at Field House Farm, Draughton
Thank you for consulting us on the above planning application.  
We would draw your attention to the concerns raised in our letter to you dated 31 August 2015, following refusal in 2015 of a similar application at the site (under permitted development rights), in response to which we placed comments on file for future consideration if necessary.  The comments made in relation to the prior application (24/2015/15935) are applicable to the current application and are picked up in our detailed comments below.  However, I attach a copy of the letter for your ease of reference.
The Council has a number of other comments to make in response to the current application, and these are also set out below.  In summary, the Council objects to this application, which is for a new dwelling to be built at this sensitive, highly visible site in open countryside, a development which for these reasons is not consistent with the adopted policies in Craven’s Local Plan 2012-32, the national planning framework and Draughton’s 2002 Landscape Appraisal.  

Background – the site
The existing barn, a temporary structure without foundations, sits at the top of a long sloping field to the south of the farmstead at Field House, which is now established for use as a residential unit and livery stable; the barn is isolated from and sited some distance away from the main property – it does not form part of the cluster of buildings in the farmstead.  In spite of this, it is not an outbuilding of the neighbouring property, Thornber Laithe, as wrongly asserted in the applicant’s Bat Roost Report.  In appearance, it is an unattractive utilitarian structure with a sloped corrugated iron roof and partial timber cladding.  It backs onto the driveway to a separate property, Thornber Laithe, and is divided from the driveway to this property by a hedge of trees belonging to the owners of Thornber Laithe.  There is a short track to the barn from the driveway to Field House Farm, although the barn appears to have been disused for many years.  
As the site is elevated, it overlooks Thornber Laithe, set at right angles to it.  The barn is also clearly visible from the Yorkshire Dales National Park, from the bridleway which is the access to all 3 of the existing properties in this area (Field House, Thornber Laithe and Haynholme) and from the network of other local footpaths encircling Draughton.
Our detailed comments are set out below.

1. New build in open countryside 
As stated in the Structure Condition Statement, the barn’s concrete floor would need to be replaced and foundations would need to be laid.  This would effectively result in demolition of the existing structure in order to build a new property.   The applicant’s proposals are incorrect in this respect – the application is not for a barn conversion but for a new build.
The development site is located within Draughton parish, which is a Tier 5 settlement area, as defined in the Local Plan.  

Local Plan policy SP4 provides that land outside the built-up area of a Tier 5 settlement is defined as open countryside.  

The proposed development thus amounts to the construction of a new dwelling in open countryside.  

New residential building in open countryside is only to be supported under the Plan’s policies and spatial strategy, if it is essential for a rural worker, if it improves the environment or if it is of exceptional quality.  There is no evidence submitted with this application which would indicate that any of these criteria are satisfied.  A further criterion in policy SP4 would allow new residential build in the countryside if the development re-uses redundant buildings and enhances the immediate setting, respecting the rural nature of the Plan area.  This new build proposal does not use a redundant building, but seeks to erect a new one at a location currently occupied by a temporary farm building, which is not currently in use as such.  Moreover, it does not enhance the immediate setting.  In that it would create a permanent building replicating the unattractive features of the existing functional structure, it would instead actively detract from the character of both the immediate and the wider landscape.  
2. Local landscape and views 
As it stands, a new dwelling at this location would be an inappropriate development in this local setting.  Contrary to the assertions in the Design and Access Statement, it would not fit within and respect the local landscape and views.  
In the design of the proposed build, the applicant’s plans clearly aim to replicate the utilitarian appearance of the existing structure on the site. However, it is considered that the barn as it stands is a less than attractive feature in the setting, and that the creation of a permanent structure here, as currently designed, would have the effect of causing harm to the overall landscape setting.  The presence of poor development in the form of an existing disused barn should not be regarded as a justification for further harm being caused by the construction of a new residential unit retaining these harmful features.

In this respect, the development would contravene Local Plan policies.  It does not enhance the character of the local landscape (PO3), nor does it represent an opportunity to restore or enhance the countryside and landscape (ENV1).  
The local landscape and views are protected by the Local Plan’s policies including ENV1 and PO3.  They are also protected by the NPPF which recognises the intrinsic character and beauty of the countryside, and (s.15 para.170) requires the planning authority to protect it.
Craven’s Landscape Appraisal 2002 (which forms part of the local planning framework) categorises Draughton as a landscape zone within the Craven uplands: 'A complex upland fringe landscape on the edge of the Pennines'….. The study identified four local landscapes, comprising: 7a Draughton…’   Draughton is thus included in the overall assessment of this type of landscape area which is of sufficient high landscape quality to be designated as Special Landscape Area.
The applicant’s proposals set out in the Design and Access statement for screening of the new unit rely on the use of tree cover which belongs to the neighbour’s property, and no assurance is given that the screening would continue to be provided in future.  The proposals provide for no other screening to enhance the area.  The elevated position of the site also means that it is impossible to screen the new house from users of the bridleway and from views taken from the National Park and from across the valley.

3. Highways and Access Issues
The plans for the new building provide for its access using the driveways to Field House Farm and Thornber Laithe.  The owners of Thornber Laithe have a right of way across the front of the existing barn and privately maintain the driveway gates.   These points are not recognised in the applicant’s plans.
The proposed new dwelling can only be accessed up the lane out of Draughton past the church; this lane is a bridleway open to all traffic.  Although the bridleway was surfaced some years ago by the previous occupants at Field House Farm, it is not maintained by Highways in a condition suitable for traffic, and adding an additional residential property, with its own parking space, to the three properties which already need to use the bridleway for access will clearly increase the potential number of vehicles likely to use it over time.  
It is worth noting in this regard that the District Council Waste Collection Service does not regard the lane as suitable for their own vehicles to use.  Contrary to the provision in the applicant’s plans for space for a bin at the new property, none of the existing houses up the lane benefit from the waste collection service and have to take their refuse down to deposit it in the large communal bins near the Village Hall.
The lane is popular with walkers and horse-riders.  However, for vehicles, it is less amenable, being narrow and edged with hedges, banks and ditches, and allowing few passing places.  Any developments leading to an increase in traffic will be to the detriment of pedestrians and animals.  In addition to the private car(s) belonging to the new property, there will be delivery vehicles and oil tankers servicing the new house which would also add to the volume of traffic having to gain access via this narrow rural bridleway.  Since it was surfaced, vehicles using it have tended to treat it as if it is maintained as a public highway, moving at corresponding speeds.  The increase in traffic, as more properties are developed up the lane, exacerbates safety concerns for other users, putting walkers and horse-riders at increased risk.
This application is thus not compatible with the Local Plan, specifically with policy PO1 which seek to promote sustainable traffic movements. 
4. Infrastructure
There are concerns with the plans for laying infrastructure to the new property.  The replacement of the concrete pad, currently the base for the existing barn, and the work to be undertaken for the installation of the new property’s drainage and plumbing could result in subsidence for the nearest house, Thornber Laithe, and especially its driveway, as the Council understands that the underlying field, which sits below the driveway, predominantly comprises unstable marsh and wetland habitat.
5. Residential Amenity
The proposed development would have an adverse effect on the residential amenity of the neighbouring property.  We would ask you to take into account material considerations in this respect, including the loss of outlook, risk of overlooking and noise for nearby residents at Thornber Laithe.

Recommendations

The Parish Council recommends refusal of this application on the basis of the comments put forward in this letter, both those included within the detailed sections above and those set out in our 2015 letter to you, on the grounds that it contravenes relevant planning policies. 

Yours faithfully

Jane Markham

Clerk to the Council
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