Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2007/0504/P

	Development Proposed:
	Conversion of barn to two dwellings, amendment to planning consent 3/2005/0540/P at Woodfields Barn, Woodfields, Stonyhurst, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to imposition of conditions.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

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 H18 - Extensions to Converted Buildings.

Interim SPG: Housing.

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

Policy 12 Housing Provision Joint Lancashire Structure Plan.



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

	Consent is sought for the conversion of a barn to two dwellings including alterations to access arrangements.  The building is set the north of the main college buildings within the AONB and has had consent previously for conversion to a single dwelling under 3/05/0540/P.  

In terms of assessing the principle of development, I am mindful of the policies of restraint in respect of housing provision but there is an extensive history associated with such developments on the Stonyhurst Estate which need to be taken into account.  Consent was initially sought for conversion of barn to dwelling under 3/01/0544/P at which time the officer recommended refusal to Members on the grounds of housing over supply.  However, Committee at that time recognised the specific needs of the college to provide accommodation for staff and permission was granted subject to a condition restricting occupancy.  The wording of that condition was tested at a planning appeal at which time a planning Inspector concluded that it properly related the use to the business of the estate and that the Council were entitled to seek to ensure that the resultant permission did not simply add to the general over supply problem within the district.  

The scheme under consideration would add another unit to the housing numbers but it is not an unfettered use.  A dwelling would not be available on the open market but restricted to use by the college in a similar manner to an agricultural occupancy condition.  The applicant states the conversion forms part of a diversification of the rural landholding of the estate and will provide the accommodation the college requires.  Given the link to employment within the borough, that the scheme meets sustainability objectives, the units would have occupancy restrictions and that government guidance in the form of PPS1 affords discretion to LPAs to attach different weight to social, environmental, resource or economic considerations I consider that in this instance, the case has been proven for a flexible approach.  

Having regard to the specifics of design, this revised scheme only differs slightly from the approved plans.  It is proposed to include an additional first floor window on the east elevation with a previously approved new window to the west elevation being removed and three new ventilators added instead.  

Therefore, having carefully considered all the above, I do not consider that the works would prove detrimental to the character of the barn or the visual qualities of the AONB.  In terms of the principle of development for the reasons outlined above, I am of the opinion that the scheme meets policy tests.  I thus recommend accordingly.



	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 conditional planning permission be granted.


DATE INSPECTED: 














