Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2009/0753/P

	Development Proposed:
	Change of use of barn to dwelling at Moor Barn, Clitheroe Road, Knowle Green 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has revised his initial observations to state no objection on highway safety grounds based on the extant permission for the property.

County Archaeology – No objections.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	Comments have been received on behalf of two persons which do not object to the development on the basis that the garage has been deleted.  Issues surrounding land ownership are mentioned but under the caveat that no objections are being raised to the scheme.



	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.



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

	This application seeks consent for a change of use of a barn to dwelling within land designated Open Countryside.  The barn is set approximately 230m to the south of Clitheroe Road, accessed by a single track lane that also serves Moor House Farm, a Grade II listed building, some 30m to its south east.  An examination of the planning history of this building reveals that permission was originally granted under 3/78/0710/P for the conversion of the barn to dwelling.  The applicant has submitted evidence in the form of a sworn declaration that works commenced in order to implement that consent and thus it remains live today with the applicants at liberty to continue those works.  However the design of this scheme is not in keeping with the history of the building – dormer windows and balcony details, hence the current submission.  Therefore in terms of assessing the appropriateness of the current scheme, I am mindful of both the works that could continue and the saved policies of the Districtwide Local Plan concerning barn conversions.

A structural survey submitted with the application states that approximately 22% of the external walls would need to be demolished and rebuilt and this is within acceptable limits.  The applicants have also submitted a bat survey which identifies that no special mitigation or habitat enhancement is required.  In terms of the design of the conversion, good use is made of existing openings with the most significant change being the insertion of glazed full height doors on the southwest single storey lean-to.  Whilst this could be argued to be at variance with the guidance of Policy H17, I consider that balanced against the uncharacteristic 1970’s design that could be implemented, this is a preferable solution.  The originally submitted plans also denoted the provision of a detached garage set to the north of the property but this has since been deleted from the scheme with parking spaces now provided alongside the gable of the building.

Therefore having regard to all the above, I am of the opinion that the scheme represents an improvement over and above that which could be implemented and thus conclude that no significant detriment would be caused.  Nor would there be any significant detriment to the setting of the listed building.  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: 29 September 2009














