Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0063/P

	Development Proposed:
	Proposed conversion of White Lion Farm Barn to form a single dwelling, and the erection of a detached double garage to serve White Lion Farm, Ribchester Road, Hothersall, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments received within statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer - No objection. The existing access is designed and constructed to a suitable standard sufficient to accommodate in safety the anticipated activity likely to be generated by this development.



	CONSULTATIONS: Additional representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

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.



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

	White Lion Farm comprises a stone built former farmhouse and barn set within a large garden area of approx. 1.3 hectares. The dwelling is set close to the road frontage opposite the Corporation Arms, and the former barn is set immediately behind the house. The barn is in sound condition and has been used for the past 20 years for purposes incidental to the use of the dwelling, with part of it being converted to a gym and other areas used as workshop and storage areas.

The application seeks permission to convert the former barn into a separate, two bedroom dwelling with associated reception rooms and an integral double garage, and the conversion fully utilises the existing building without the need for further extension. Whilst the conversion utilises all the existing openings to the building, significant alterations are proposed to the southwest facing elevation of the building, which includes the insertion of a large cart door opening and two single windows at ground floor level. Permission is also sought for a detached double garage for the existing dwelling that will be constructed in-between the access point onto Preston Road and the main dwelling. 

With regards to the principle of the development, this is a scheme for one new residential unit adjacent an existing dwelling, but also within a slightly wider group of dwellings close to the edge of the settlement of Longridge. Policy H2 of the Local Plan notes that “residential development will be limited to the appropriate conversion of buildings to dwellings, provided they are suitably located and their form, bulk and general design are in keeping with their surroundings. Also, that they structurally sound and capable of conversion without the need for complete or substantial reconstruction”. Advice is also provided within Policies H15, H16 and H17, with Policy H15 noting that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, and Policy H16 noting 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”. Policy H17 discusses the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition.

It is considered that due to the location of the building close to other dwellings, and the contribution it makes to the setting of the adjacent farmhouse, the building is considered to be of architectural and landscape merit, and as such its retention is considered worthy in line with the above Policies. Details have been supplied to indicate that the building is structurally sound and capable of conversion, and the only noticeable alterations to the existing building will be those proposed in the southwest facing elevation. In adding more domestic windows and treatments to this elevation, there will undoubtedly be some impact on the character of the building, however given that the only views of this elevation will be private and that the proposed alterations are considered sympathetic to the building itself, by virtue of this level of detail, the wider landscape impact is also minimised as the building is not over-domesticated in appearance, its design compliments the modernised farmhouse opposite and the materials proposed for the conversion are all considered appropriate.

The land surrounding the two properties has been formalised as garden area, and will be formally controlled by the removal of normal permitted development rights. The new track for the barn is shown as gravel, and as such the visual impact of the garden area should be minimal. The scheme is therefore considered to comply with Policies H2, H15, H16 and H17, in that there will be no materially damaging effect on the character of the building or indeed on the landscape quality of the area.

In respect of the proposed new double garage, the siting is considered acceptable as it lies behind the building line of the adjacent property and is screened by the existing hedge on the boundary. Whilst it does require the removal of two trees to be sited here (see submitted Tree Survey), these trees are considered to be in poor health and it is considered acceptable for them to be removed. The applicant has noted he is willing to replant on site in lieu of them being removed, and a condition will be included on the approval.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the internal layout of the proposed new dwelling and the existing dense planting on site, I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent farmhouse by virtue of the proposed development.

The LCC Traffic and Development Engineer has raised no objection to the proposal on highway safety grounds, and notes that the existing access is designed and constructed to a suitable standard sufficient to accommodate in safety the anticipated activity likely to be generated by this development.

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, by virtue of the above, I consider the scheme to comply with the relevant policies, and as such the application is 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 25/02/2010














