RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
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15 April 2010

REF: GT

CHECKED BY:


APPLICATION NO:
3/2009/1061/P
(GRID REF: SD 360806 437293)

CONVERSION OF REDUNDANT BARN TO FORM SINGLE, 2 BED DWELLING AT 17 DILWORTH LANE, LONGRIDGE, LANCASHIRE, PR3 3SU.

	TOWN COUNCIL:
	No objections.



	LCC HIGHWAYS OFFICER:
	No objections to the proposal on highway safety grounds.



	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby neighbours who wish to raise the following points of objection:

1. If converted, there would be parking issues for the barn and existing house, as no parking aside from the one garage is shown,

2. No planning notices have been posted in the area regarding the application,

3. Surface water comes down pipes directly onto South View’s drive and discharges onto the drive causing flooding,

4. Concerns that the applicant is claiming the footpath to be his own, but it is clearly an adopted footpath (copy of deeds for house sent in confirming this), and

5. In respect of the originally submitted scheme, concern was raised about the position of the front door (now moved to a different position on site – see amended plans).


Proposal

This application seeks approval for the conversion of an existing barn adjacent to no. 17 Dilworth Lane, Longridge, into a single, 2 bed dwelling with an integral garage space.

Site Location

The site lies within the settlement boundary of Longridge, and within the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversion – Building to be converted.

Policy H17 – Building Conversions – Design Matters.

Longridge Conservation Area Appraisal 2007.

Environmental, AONB, Human Rights and Other Issues

The keys issues with regards to this proposal are the principle of the development, the visual impact on the character of the building by virtue of the proposed alterations, the visual impact on the Conservation Area and street scene by virtue of the proposed alterations, and potential impact on nearby residential amenity and any potential impact on highway safety.

PRINCIPLE OF THE SITE FOR HOUSING

With regards to the principle of the development, this is a scheme for one new residential unit within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore, I am satisfied the principle of development is in accordance with plan policy.

VISUAL IMPACT OF BARN CONVERSION

Whilst the principle of the development of the site for a new build dwelling would be acceptable, it is still considered important to look at the relevant Policies in respect of barn conversions to ensure the scheme has a high standard of design and will have minimal impact on the character of the building which is considered of ‘Townscape Merit’ within the Longridge Conservation Area Appraisal. Therefore, in respect of Policies H15, H16 and ENV16, Policy H15 states that ‘Permission will be granted for the conversion of buildings to dwellings in situations where there would be no materially damaging effect on the landscape’. In addition, the Policy also notes that in respect of the re-use of buildings, the Council must also have regard to the contribution the building makes and the effect any proposal would have on the natural beauty of the area. Policy H16 notes that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”.

It is considered that due to the roadside location of the building and the contribution it makes to the Conservation Area, the building is considered to be of architectural and landscape merit, and is of visual benefit to the location, and as such, its retention is considered worthy. The Council must therefore assess whether there will be any harm caused to the location, or indeed the building, by virtue of the conversion of the building.

Details have been supplied to indicate that the building is structurally sound and capable of conversion, and the scheme proposed utilises all the existing openings within the building, without the need for additional large openings. The scheme includes the removal of the large barn door on the front elevation in order to provide a new recessed garage door with a bedroom window at first floor, however the existing opening is utilised to its maximum in order to prevent the need for significant alterations to this main elevation. This will of course have some visual impact on the building, however considering this is the only external alteration required, I am satisfied that the conversion is sympathetic to the building itself, and to the setting of the Conservation Area.

In considering the above, the scheme is considered to comply with Policies H15, H16 and ENV16, in that there will be no materially damaging effect on the character of the building, or on the setting or character of the Conservation Area. 

RESIDENTIAL AMENITY

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the extremely small nature of the windows proposed within the tiny existing openings, I do not envisage there will be a significant impact on the amenity of the occupiers of the adjacent property by virtue of overlooking. In respect of the proposed garden area, the land to the rear of the building will be formalised as garden area for the new dwelling and controlled by the removal of normal permitted development rights. Given the close-boarded fence surrounding the site at present, at approx. 1.7m in height, and the fact it is already used as additional garden area to no. 17 Dilworth Lane, the impact on the amenity of the nearby neighbours will be minimal.

HIGHWAY SAFETY

Following the various amendments to the scheme, the LCC Traffic and Development Engineer has raised no objection to the proposal on highway safety grounds as the 2-bed property provides one off road parking space by virtue of the integral garage, which is considered adequate off-street parking for a dwelling of this size.

Finally, having discussed the proposal with our Environmental Health Department, whilst they have no objections to this application, it was considered that in view of the potential for contamination on site due to the previous uses undertaken on site, they would recommend that an investigation and assessment be carried out prior to any work being undertaken. This can be dealt with a suitable planning condition.

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from the nearby neighbours, I consider the scheme to comply with the relevant policies, and as such recommended 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. The scheme also has an acceptable impact upon the character and setting of the Building of Townscape Merit and the Longridge Conservation Area.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.


REASON:  In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

2.
The permission shall relate to the development as shown on Plan Drawing No’s 0368/93/60B, 0368/93/21C and 0368/93/26A. 


Reason:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
This permission shall relate to the proposed conversion in accordance with the structural survey submitted as part of the application and dated 21 December 2009.  Any deviation from the survey may need to be the subject of a further planning application.


REASON:  To comply with Policies G1 and H16 of the Ribble Valley Districtwide Local Plan since the application is for the conversion of the building only.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on the 15 January 2010, 18 March 2010 and 23 March 2010.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

5.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1, ENV1, H15, H16 and H17 of the Ribble Valley Districtwide Local Plan.

6.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 2008 (or any order revoking or re-enacting that Order) any future extensions, external alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to HV and Part 2 Class A shall not be carried out without the formal consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H18 of the Ribble Valley Districtwide Local Plan.

8.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

9.
Prior to the commencement of development, a site investigation and assessment shall be carried out in order to assess the potential for any contamination on site. The content of the findings shall be subject to the approval in writing by the Local Planning Authority. The development itself will thereafter incorporate any remedial measures shown, or subsequently found, during the development of the site, to be necessary.


REASON: To ensure a safe form of development that poses no unacceptable risk of pollution to water resources or to human health in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

