Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0001/P

	Development Proposed:
	Conversion of barn to 2 no. holiday cottages, including new 800mm high dry stonewall to frontage at Brockthorne Farm, Tosside

	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) – The amended plans dated 14th February 2006 indicate an acceptable access arrangement, subject to conditions to secure the construction and future retention of the access as shown on drawing TRI-0088b before the units are first brought into use. The access should be surfaced at 6m wide between the realigned boundary wall and existing wall for at least 10m back from the road edge to allow for use by farm traffic as well as the holiday users. The boundary wall to the B6478 shall be located at least 1m back from the carriageway edge and the verge so created thereafter kept clear of any obstructions whatsoever above road level.
 
Planning Officer (Archaeology) – The barn is shown on the 1st Edition OS Survey, surveyed 1847 (Yorkshire Sheet 148), and appears to have originally been built as a ‘combination’ barn with a threshing bay and storage, with some livestock accommodation at one end. It should therefore be considered as being of historical interest, showing the development of the building in response to changing agricultural practices. The proposed conversion will have a significant impact on the historic character and appearance of the building, and may result in the loss of some historic fabric.

It is recommended that the original boarded cart entry doors be retained as this would help maintain the agricultural appearance to the building. Neither set of doors would be problematic to retain, as on the east elevation they are located at the end of the porch, and on the west elevation, although inside the porch they open outwards. It would therefore be possible to retain them permanently open if light was an issue. It should also be noted that both sets of doors could also act as an added security measure when closed and the building empty. Another typical aspect of the Lancashire combination barn is the triple entrance shippon area. The LCAS would therefore wish the central doorway to remain obvious, with the existing doorjambs remaining.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application details the conversion of a stone barn to two holiday lets within the Area of Outstanding Natural Beauty.  The building is situated approx. 60m from the original farmhouse and is located in open countryside approx. ¾ mile from the village boundary of Tosside. The land in question is situated within the Forest of Bowland AONB.

The main issues here relate to what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, and on the visual impact of the development within an AONB.

The County Surveyor has noted that the amended plans dated 14th February 2006 indicate an acceptable access arrangement, and subject to various conditions being implemented prior to the first occupation of the units, he has no objections to the proposal.

The barn appears in good condition and negotiations have resulted in a few changes to the original submission. Most importantly the retention of the date stone on the south facing elevation, changes to the courtyard wall and the erection of a new dry stonewall on the site frontage. The proposal seeks to retain all of the existing openings within the building, inserting 7 new windows, 5 conservation roof lights and convert two existing doorways to windows. 

The Lancashire County Archaeological Service consider that the proposed conversion will have a significant impact on the historic character and appearance of the building, and may result in the loss of some historic fabric, however they have recommended that the original boarded cart entry doors be retained to help maintain the agricultural appearance to the building, and as another typical aspect of the Lancashire combination barn is the triple entrance shippon area, the LCAS also wish that the central doorway remain obvious, with the existing door jambs remaining.

However, bearing in mind the retention of the majority of the existing features, the insertion of a moderate number of additional openings, and the relevant conditions regarding the points noted above, it is considered that the proposal complies with Policies H16, H17 and RT3 as the proposal will not significantly affect the character of the existing barn, nor have any detrimental impact on the location or on the residential amenity of the nearby neighbours.
In terms of the effect on the countryside setting and the affect the proposal may have on the AONB, the building is reasonably prominent from the main road. However, due to the minimal insertion of windows in this main elevation, and the erection of a new 800mm high, dry stone wall to the frontage, it is considered that the proposed change in use, the external alterations to the building and the changes in the design of the extension, it is considered that it complies with Policy ENV1 and on the basis of this, I am of the opinion that the works would not prove significantly detrimental to either the original character of the building or the visual amenities of the AONB.

As such, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/01/2006














