Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0208/P

	Development Proposed:
	Conversion of barn to 1 dwelling and erection of double garage at Eastham House Farm, Clitheroe Road, Mitton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Notes that this is a barn conversion for which planning restrictions may exist.  However, the Council has no objections on other grounds.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections to the application in principle on highway safety grounds.

However, in order to remove the prospect of on-street parking in the vicinity of this private property there should be no break in the boundary wall facing onto Clitheroe Road, with pedestrian access achieved from within the farm.  I would therefore be grateful if you could arrange for the applicant to amend the site plan to show that pedestrian access from Clitheroe Road is removed and the boundary wall is continuous along the frontage of the proposed property.

(An amended site plan received on 12 April 2010 shows the amendment requested by the County Surveyor.)

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

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:

	The barn to which the application relates is situated on the eastern side of the B6243 within a group of houses and former and active agricultural buildings.  The group of buildings is surrounded by fields and the area has a rural agricultural character.

Eastham House Farm comprises the farmhouse and the barn which it is proposed to convert together with other agricultural buildings all of which are within the applicants ownership.  Eastham House to the south of the barn is in separate ownership.

The former barn is well maintained and in reasonably sound structural condition.  It is built of coarsed stone with an asbestos roof.

The proposal is to convert the former barn into a dwelling with four bedrooms and two reception rooms.  The conversion scheme fully utilizes existing window and door openings.  No new openings are proposed on the north and south gable elevations.  On the eastern elevation (facing the yard) the existing cart entrance is raised in height slightly but no other new openings are proposed.  On the western elevation (facing the road) one new opening is proposed at first floor level.

As a barn within a group of buildings, in principle its conversion to a dwelling is in accordance with the relevant saved policies of the local plan and the guidance comprised in PPS3 and PPS4.

The suitability of the building for conversion then needs to be considered in relation to Policies H15 and H16 of the Local Plan.  In that regard, the following points are relevant:

1.
The property is on the main road in a small hamlet with ready access to services and utilities and no additional expenditure by public authorities on the provision of infrastructure would be required .

2.
A Structural Survey and Report submitted  with the application confirms that the building is structurally sound and capable of conversion without the need for extensive rebuilding or major alterations.

3. The building is of sufficient size to provide suitable new living accommodation without extension.  

4. Being of traditional form and materials, the character of the building and it materials are appropriate to its surroundings.  The building is worthy of retention because of its historic setting within the hamlet.

Policy H17 of the local plan relates to design issues, in respect of which the following points are made:

1.
Appropriate natural stone and slates are proposed for the conversion works and for the construction of the detached garage.

2.
The conversion scheme takes full advantage of existing window and door openings.  A small number of new openings are proposed but the overall design respects the character of this former agricultural building.

3.
The garage has been designed to appear as an ancillary building of subservient scale.  It is positioned adjacent to a high boundary wall and is within the existing yard area.

4.
The garden area is to be formed within the existing yard area which is presently covered in concrete.  No intrusion into undeveloped open countryside is therefore proposed.

Following the receipt of the amended site plan deleting the pedestrian access onto the main road, the County Surveyor has no objections to the application on highway safety grounds.

  With regards to the amenities of nearby residents, the southern gable of the barn adjoins the curtilage of Eastham House that is in separate ownership.  However, only two existing openings are to be used in that elevation and these would be obscure glazed to protect the neighbours’ privacy.  The main windows in the east elevation will look out over the new garden of the barn conversion.  Whilst there might be slight oblique views to the garden of Eastham House Farm from ground floor windows in the converted property, I do not consider that this would be seriously detrimental to the privacy of the occupiers of that property, which is also in the applicants’ ownership.

A Bat and Owl Survey and Report submitted with the application confirmed that no signs could be found of bats or owls using this former barn.  As such, the development should not have any adverse effects on protected species and would therefore comply with Policy ENV7.

Overall, I consider this to be a sympathetic conversion of this barn that would have no detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.  As such, the proposal complies with all the applicable planning policies and guidance. 



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21 APRIL 2010














