Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2006/1035/P

	Development Proposed:
	Change of use of barn to hybrid dwelling and business use.  Demolition of agricultural buildings to create parking area at Ward Hall Barn, Ward Green Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Subject to the following two observations raised, no objection.

1. No vehicles to access Ward Hall Farm from the north down Ward Green Lane (Highway Authority requirement).

2. The applicant is required to enter into a Section 106 Agreement in order to ensure that the residential and business elements of the application remain united. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I have ascertained that it is the applicant’s intention to carry out the approved development reference 3/00/0409 in its entirety in connection with any approval of this application.  Therefore, I do not intend raising any objection to the development subject to the imposition of conditions.

County Archaeology – No objections subject to imposition of conditions.



	CONSULTATIONS: Nearby Residents

	No comments received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG: Housing.

Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 1 - General Policy JLSP.

Policy 5 - Development outside Urban Areas JLSP.

Policy 12 - Housing Provision JLSP.



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

	This application seeks consent for the conversion of a barn into dwelling and business use.  The percentage of use is roughly 63% business, 37% residential with a business plan and justification statement submitted in support of the application.  In terms of works of conversion to the barn, effective use is made of existing openings with three buildings immediately adjacent to the north east and south east of the barn being demolished.  The area between the barn and Ward Green Lane would be landscaped and used as garden area with parking spaces and turning area provided to the south of the barn.  The business use is the manufacture of wooden equine related buildings and the Council's Regeneration Officer is satisfied that the supporting evidence demonstrates that there would be economic benefits to the borough from this business.  The employment element of the scheme is well supported by structure plan policy with the key issue being whether in light of Policy 12 of the JLSP the residential element can be supported.   If the scheme were simply for residential use, a refusal could be anticipated on grounds of the current housing moratorium.  However, in this case, the residential element is a component part of development which is supporting rural regeneration (development which is supported by Policy 1 of the JLSP), makes use of an existing building (a priority policy 12) and in terms of Ribble Valley policies is recognised as a form of development where otherwise additional residential development would be unacceptable.  It is therefore concluded that given the particular circumstances of this scheme, approval would in principle be acceptable.  

Turning to the visual impact of the proposed works I do not consider that there would be any significant harm caused to either the barn or indeed wider visual amenity from this scheme.  in respect of nearby amenity there is a dwelling to the north of the building and on balance I do not consider that there would be any significant detriment caused to them through a development of this scale.  

Therefore, having carefully considered all the above I am of the opinion that the scheme should be given favourable consideration but subject to a Section 106, to ensure proper control of the development.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That the application be deferred for approval subject to the drafting of a Section 106 Agreement to control future occupancy of the building and tie the two uses together.


DATE INSPECTED: 














