Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2008/1005/P

	Development Proposed:
	Conversion of a traditional stone barn into a two bedroomed dwelling (resubmission) at 11 Whinney Lane, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has confirmed on 21 September 2010 that it has no objections to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections on highway safety grounds and has commented, additionally, that the use of this site for commercial purposes would potentially be detrimental to highway safety.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	Two letters have been received from nearby residents who had expressed objections to a previous application, but both confirm that they have no objections to this application.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy ENV7 - Species Protection.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Planning Policy Statement 3: Housing.

Planning Policy Statement 4: Planning Sustainable Economic Growth.



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

	This application relates to a barn within the Green Belt just outside the Settlement Boundary of Langho.

Under reference 3/2008/0183/P planning permission was sought for the conversion of the barn into a two bedroomed “affordable” dwelling to be occupied by the applicant who, at that time, lived with his parents and brother at the adjacent Croasdale Farm, which is a working farm.  The applicant stated in relation to that application, that he was willing to enter a Section 106 Agreement limiting the occupancy and the retail value of the proposed dwelling in order to ensure that it was affordable and would remain so in the future.  The applicants agent for that previous application considered that the development would, in that way, provide a two bedroomed unit, and that, at the time, there was a shortfall of 59 such units identified by the Housing Needs Survey for Billington and Langho.  She considered that the proposal would have therefore satisfied the relevant policies at the time concerning housing provision.

In relation to that previous application, a conversion assessment and method statement had been submitted with the application that concluded that the barn was suitable for conversion without needing any major rebuilding.  The application was therefore considered to satisfy Policy H16 of the Local Plan.  It was also considered that the conversion had been relatively well designed using existing openings throughout and keeping new openings to a minimum.  New windows and doors were to be in timber with stone heads and cills, and the curtilage is to be defined by a new dry stone wall.  Those details were also considered to be in accordance with the relevant local plan policies.

The access proposed in the previous application had been agreed with the County Surveyor as being the safest option of a number of alternatives and also providing an alternative access to Croasdale Farm and a much-improved access to the existing bungalow, no 3 Whinney Lane (which is in the same family ownership).

That particular route, however, passed close to the rear boundaries of three other dwellings that are in separate ownership.  Those adjoining dwellings (both at the time and presently) adjoin a field containing a stone barn that is within the green belt.  It was considered that the previous proposal (by the formation of an access track so close to their boundaries) would be detrimental to their privacy and general residential amenities.  It was also considered that, through the formation of a curtilage and the access track etc, the development would lead to the urbanisation of land that is just outside the Settlement Boundary and within the Green Belt, and would therefore be harmful to the landscape character of the area.  Application 3/2008/0183/P was refused for two reasons relating to these matters.

I consider it important to note that the previous application was determined at a time of restraint in relation to residential development in view of the then over provision of dwellings in the Borough.  

This current application, as originally submitted, again sought permission for the conversion of the barn into an affordable dwelling.  At the time of submission of the application, permission would not have been granted under the applicable policies for a “market” dwelling.  The application, however, was not determined as discussions were ongoing about the appropriateness of the access to the barn, and questions were raised about whether consideration should be given to the conversion of the building for some form of commercial use rather than into a dwelling.  The County Surveyor eventually confirmed that he considered the proposed access to be acceptable for the proposed conversion to one dwelling but did not consider it appropriate for any possible alternative use of the barn for commercial purposes.  The access now proposed uses the existing access from Whinney Lane that serves the farm and passes through the farmyard and then follows the route of an existing agricultural track.  This is an improvement on the previously refused application that involved the formation of a new access down the side of no 3 Whinney Lane.  This represents an improvement in relation to the amenities of that property.  The owners of the other two properties affected by the access (no’s 5 and 7) have both confirmed that they have no objections to this current application.  It must also be borne in mind that the access route follows the route of an existing agricultural track that could be used far more intensively for agricultural purposes, and by larger, noisier vehicles, than it would be if serving only one dwelling.  In these circumstances, in my opinion, a reason for refusal concerned with the effects of the track on existing neighbours, could not now be sustained.

The other reason for refusal of the previous application was that the proposal was considered to be contrary to Policy ENV3 of the Local Plan and Policy 20 of the Joint Lancashire Structure Plan which require that development should be in character with the local landscape.  Reference was made in the reason for refusal to the Landscape Strategy for Lancashire which formed part of the Structure Plan and which refers specifically to barn conversions stating that whilst “design guidance may ensure reasonable minimum standards of architectural design, it is more difficult to control the overall appearance of gardens, fencing, access road, driveways and power lines and that there is a risk that this form of suburbanisation will have a detrimental impact on areas with deeper rural character”.

As previously stated, that decision was made at a time of the housing moratorium when the conversion of a barn to form an affordable dwelling (for the applicant’s own use) was not considered to be within the spirit of the applicable policies at that time.  Although considered at that time to be the correct decision, it was made in the knowledge that, in the event of an appeal being made, the Inspector could have considered the Council’s reasons for refusal to be insufficiently strong, resulting in the appeal being allowed.

Since that decision circumstances, Policies and Guidance have changed considerably such that any refusal of this application would be even more difficult to sustain at appeal.  Firstly, the County Structure Plan, upon which the second reason for refusal was primarily based, no longer exists; we are now not in a situation of over supply of housing but, rather, we do not have an identified 5 year housing land supply; the Interim Supplementary Planning Guidance on Housing that was applicable during the time of the housing moratorium is now no longer applicable and has been replaced by the relevant saved policies of the Local Plan and the guidance in PPS3 and PPS4.

As a barn immediately adjoining the farm complex and also adjoining other dwellings and being just outside a Settlement Boundary, in principle its conversion to a dwelling is now in accordance wit the relevant saved policies of the Local Plan and the guidance comprised in PPS3 and PPS4.  A number of recent applications for the conversion of barns to dwellings have been approved on this basis.

In these new circumstances, I do not consider that the visual amenity objections to the previous application would now carry sufficient weight for any refusal to be sustained.  The proposed curtilage to the dwelling is not excessive and would be appropriately defined by a stone wall.  A condition removing permitted development rights not only for alterations to the building, but also preventing curtilage buildings such as shed, would also minimise any such impact.

A Conversion Assessment and Method Statement dated February 2088 was submitted with the application. This indicates that 29% of the walls require replacement. In a letter dated 18 November 2010, the Surveyor from the applicant’s agent’s company states that, following an examination of the building on that date, the findings of the original assessment/report remain valid and the building is capable of conversion without the need to rebuild more than 30% of the walls. That amount of rebuilding is in compliance with the Council’s usual guidance.  The proposal utilizes all existing door and window openings and involves the formation of just one additional window.  This is considered to be in keeping with the relevant policies and guidance.

Overall, subject to appropriate conditions, it is considered that this proposal is now in accordance with the relevant saved policies of the Local Plan and the guidance comprised in PPS3 and PPS4.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed conversion respects the appearance and character of the building and would have no seriously detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














