Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/MN

	Application No: 
	3/2005/0264/P

	Development Proposed:
	Change of use of barn and buildings to form three dwellings and garages, new vehicular track and access at Arbour Farm, Longridge Road, Thornley-with-Wheatley 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to conditions concerning the formation of the new access and closure of the existing accesses (as per the previously approved scheme – 3/03/0864/P).

Environment Directorate (County Archaeologist) – Makes a number of detailed observations about the proposal (but appears to be unaware that this application, effectively, relates to a number of alterations to a previously approved scheme) but recommends an archaeological condition in the event of planning permission being granted.

Environment Agency - No objections subject to a condition and an informative relating to satisfactory drainage provision and anti-pollution measures.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/ RECOMMENDATION:

	This application, effectively, relates to a number of alterations to a conversion scheme approved in 2003 (3/03/0864/P).  That permission was subject to a number of conditions and a Unilateral Undertaking which requires that a substantial part of the income accrued from the development is to be used to assist in the continued operation and improvement of the existing farming enterprise.  That previous permission was granted to Mr Roper who has sold the site to the present applicants.  One of the conditions on the previous permission was that the use of Unit 1 be restricted to use as either an agricultural workers dwelling or as a holiday let.  

The Agent accepts that a condition which continues to restrict the use of Unit 1 will need to be imposed in respect of this current application if permission is granted.  I also consider that it would be necessary to impose a condition which makes it clear that the previous Unilateral Undertaking will continue to apply. As no archaeological condition was imposed previously, however, the imposition of such a condition on this new application would, in my opinion, be unreasonable.

The amendments to the previous scheme are as follows:

1.
A garage attached to Unit 3, but which was to be used by Unit 2, is now to be used as a lounge for Unit 3.  This involves converting the garage door (which faces the open fields) into a window, and the formation of two new windows facing the courtyard.

2.
Unit 2 would now use the garage which was originally intended to be used by the existing farmhouse.  There is more than adequate remaining parking available at the farmhouse.

3.
A small proposed porch at Unit 3 will be replaced by a small two storey extension which will match the character and appearance of the barn.  This faces the fields, and I consider it to be an improvement in visual terms on the previously approved porch.

Generally, the proposal does involve a number alterations to door and window openings, including additional windows facing the courtyard.  I consider the alterations to be acceptable, especially as they do not impact on the appearance of the group of buildings when viewed from outside the site.  

Overall, as an amendment to a previously approved scheme, I consider the current proposal to be acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	As an amendment to a previously approved conversion scheme, the proposal will have no seriously detrimental effects upon either the visual amenities of the locality, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16 May 2005 














