Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0569/P

	Development Proposed:
	Proposed conversion of a barn to one residential dwelling. Barn adjacent to Shays Cottage, Tosside, Skipton, Yorks, BD23 4SY.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections to the proposed plans.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer - No objection.



	CONSULTATIONS: Additional representations.

	One letter of support has been received from the owner/occupier of Shays Farm, adjacent to the building in question, who notes that the proposal would stop the barn falling into disrepair and improves the appearance of the surrounding area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

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.

PPS3 – Housing (June 2010).



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

	The barn in question is located adjacent to Shays Cottage within a group of buildings collectively known as Shays Farm. The group comprises a farmhouse, cottage, the redundant barn in question and a recently constructed agricultural building, and is accessed from the main road by an existing metalled track, terminating in parking and turning area. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.

The redundant barn subject to this application is largely unused, except for storage of domestic and associated garden paraphernalia. The conversion proposed will create a two-bedroom dwelling with associated reception rooms at ground floor and bathrooms and en-suite at first floor. The conversion fully utilises the existing shell of the building without the need for its further extension, and requires only minor external alterations to the external appearance due to the significant number of existing openings within the building.

With regards to the principle of the development, this is a scheme for the conversion of an existing building into one new residential unit. The existing building sits adjacent to two existing dwellings, and within an existing group of buildings on site. Policy H2 of the Local Plan notes “Outside the settlement boundaries, 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. Given the sites location within the Forest of Bowland A.O.N.B., Policy ENV1 must also be considered which states ‘The landscape and character of the A.O.N.B. will be protected, conserved and enhanced, and in addition, development will also need to contribute to the conservation of the natural beauty of the area. The design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications.’

It is considered that due to the location of the building close to other dwellings and buildings, and the contribution it makes to the setting of the adjacent dwellings, 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. The plans and details submitted indicate that the building is structurally sound and capable of conversion, and that the scheme will utilise all of the existing openings in the building, without the need for the insertion of additional ones. On this basis, the impact on the character and setting of the building and the adjacent farmhouse is considered acceptable and will be a sympathetic conversion. By virtue of the level of detail supplied, the wider landscape impact is also minimised, as the building once completed will not be over-domesticated in appearance, with its design complimenting the modernised farmhouse opposite.

The site layout plan submitted indicates the formulisation of a garden area for the proposed dwelling (outlined in red), and given its rural and isolated location, and in order to protect the setting and character of the buildings on site, will be formally controlled by the removal of normal permitted development rights. The existing access track to barn is acceptable, 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 A.O.N.B.

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 creation of a defined, private garden area to the north of the building via the construction of a dry stone wall, which follows on from an existing dry stone wall that runs to the east of the building, I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent dwellings by virtue of the proposed development.

The LCC Traffic and Development Engineer has raised no objection in principle on highway safety grounds, and notes that the proposed development brings no increase in parking provision and will have minimal impact on the immediate highway network.

Finally, having verbally discussed the proposal with our Environmental Health Department, whilst they have no objections to this application, due to the assumed previous uses undertaken on site, t was considered that in view of the potential for contamination 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 the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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