DRAUGHTON  PARISH  COUNCIL          

The Pines
Draughton

Skipton 

BD23 6DU

  22 July 2022
The Planning Inspectorate

3C Temple Quay House 

2 The Square Bristol 

BS1 6PN 

By email: East1@planninginspectorate.gov.uk
Appeal reference APP/C2708/W/22/3299022
Dear Sirs
Application ref. APP/2021/23572/FUL
Original ref: 2021/23572/FUL (Resubmission of application ref. 2021/22498/FUL)
Barn Conversion at Field House Farm, Draughton
We would like to submit additional comments for consideration with reference to the above planning appeal.   We attach copies of our previous comments on the original planning applications to the local planning authority.   We also attach a copy of a letter sent to the planning authority on 31 August 2015, following refusal of a similar application at the site (submitted under permitted development rights).
In summary, the Parish Council objects to this proposed development for these reasons:  
1. There is insufficient evidence that the structure on the site is suitable for conversion to a dwelling house, which would require appropriate foundations.
2. The proposed development therefore has to be seen as an application for a new dwelling to be built in place of a (demolished) structure at a sensitive, highly visible site in open countryside.  Such a development is not consistent with the adopted policies in Craven’s Local Plan 2012-32, the national planning framework and Draughton’s 2002 Landscape Appraisal.  

3. A new dwelling at this location would be an inappropriate development in this local setting and would not fit within and respect the local landscape and views. 
4. The site is poorly served for both access and service facilities; in particular, increased usage of the access lane from the village by additional residents with cars and other vehicles would have a significant adverse impact as regards safety for pedestrians and other users of the lane, which is a public bridleway (open to all traffic). 
5. Although the site, set in open countryside in a farm field, is distant from the main village community, it is relatively close to the neighbouring property at Thornber Laithe and a dwelling here would impact significantly on local residential amenity. 
As regards the Appeal, the Parish Council would make the following additional comments:

1. Description of Development Site 
The appeal form submitted by the Appellant gives a misleading impression of the development site.  The appeal site does not have any existing property on it other than a structure of a temporary construction, mounted on a concrete pad with a loose sloping corrugated roof (the structure is, we consider, erroneously termed “a barn” in the planning application papers and might more appropriately be regarded as a shed).  
The address given on the form as the appeal site is the residential address of the appellants’ family members.  The appeal site itself is a small plot at the far end of an agricultural field owned by the occupants of Field House Farm and distant from the farmstead by almost quarter of a mile.  
The appeal form also suggests that the appeal site does not relate to or form part of an agricultural holding.  This is not accurate, as the barn/shed is sited on a field which is land categorised by the planning authority as agricultural land.  As noted above, the field is owned by the occupants of Field House Farm, which, as named, is an agricultural holding with livestock, used until very recently as a livery stables business.
2. Suitability of Development Site
In our previous responses to consultations on the planning application, we have highlighted concerns with the lack of foundations supporting the existing structure on the appeal site.  Since the base of the unit is not fit to support a residential property, any development of the site, if approved, would entail demolishing the existing structure and replacing it with a new build.  We have also drawn attention to public rights of way affecting the site.  

In addition to these points, we have now been made aware of local knowledge indicating that the site could also be inappropriate for residential development because of natural drainage networks affecting it.  The barn/shed is sited along the top edge of a sloping field which sits below the private access lane to the neighbouring property at Thornber Laithe.  There is evidence to suggest that the concrete flooring in the shed floods regularly with run-off from the access track above it.  
The Council understands that a local resident will be submitting photographic evidence to support the points made in this paragraph.
3. Use of Agricultural Unit
In 2015, the existing structure on the appeal site was not judged suitable for permitted development for residential purposes.  Its foundations were not regarded as sufficiently sound for this purpose, and full, not partial demolition of the unit would have been required.  Also, permitted development would have required prior approval for its design - the shed is not traditionally built, being a lean-to-like construction of an unattractive, utilitarian appearance, at odds with the predominantly stone-built structures which characterise the Dales landscape.  
There have been no changes since 2015 which would suggest a review of the decision taken at the time as regards permitted development.  The construction of the currently unused agricultural unit on the site is still the same; it has not been improved or, seemingly, maintained, since it was originally erected on the field for storage of animal feeds, as we understand it, on a temporary basis.
Recommendation

The Parish Council fully supports the local planning authority’s decision to refuse this proposed development at this site and recommends dismissal of this Appeal. 

Yours faithfully

[Sgd] Jane Markham

Clerk to the Council
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