Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0628/P

	Development Proposed:
	Resubmission of an application to convert a redundant cottage and adjacent barn into a residential dwelling at Moornook Farm, Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.



	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.

PPS7 – Sustainable Development in Rural Areas



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

	Consent is sought for the conversion of a rural building to dwelling within the open countryside of the borough.  The building is set gable onto the roadside to the immediate south of the B6243 with there being a dwelling to its south (Moornook Farm) and other dwellings to the east.  The land form is such that the B6243 drops in an easterly direction with the majority of the ground floor of the building being set lower than the roadside.  There is an existing gateway access onto the B6243 to the immediate east of the building with the plans showing this to be closed up with the existing hedgerow extended across it.  The access to the main road is to be gained by a site access to the west of the building which also serves the dwelling to its rear with a separate track leading down to the building that runs parallel to the main road.

In terms of works to the building, a small lean-to is to be removed on the eastern elevation with all existing openings in that elevation reused.  The southern gable would have its existing series of small windows extended into a single opening with the main physical alteration being to the western elevation.  It is proposed to insert a doorway with three glazed panels to its side at ground floor with a very high level shallow window under the eaves running across, roughly, three quarters of the rear elevation.  It is also proposed to insert roof lights to both east and west roofscapes.

In terms of assessing this proposal it is important to have regard to the principle of development, highway safety, visual and residential amenity.  The principle of development was accepted under the previous application (3/2010/0142/P) – it was only the design that was the reason for refusal as a lean-to extension was shown across the rear elevation.

The scheme in this resubmitted form now shows glazing on the rear elevation instead of the lean-to and whilst this does deviate from the existing patterns of openings offering a more modern feel I do not consider it significantly detracts from the building’s character.  The robustness of the stone walls is still a dominant feature and the origins of the building would still be evident I consider were this scheme to be implemented.  

Having regard to the other elements of the detailed design of the conversion, the only elements that deviate from existing openings are the horizontal window to the southern gable (in place of a series of three existing smaller opening), a new glazed doorway and velux rooflights to both east and west roofscapes.  It is not clear whether the three windows were original to the barn or have been inserted later and, again, in respect of the doorway there are some details in the stonework which suggest this may have been a former feature, ie stone lintel.  However, after carefully assessing these, I do not consider that their implementation would significantly harm the character of the southern gable of the barn.  In respect of the rooflights, I am mindful that given the building’s orientation to the roadside the roofscape is the dominant element in long range views.  On balance I am of the opinion that the rooflights would not prove significantly detrimental to either the character of the building or visual amenities of the wider area.

In respect of curtilage and garaging, there is an existing building to the west of the barn which would be used for garaging with the extent of curtilage denoted as running to the rear of this structure and up the track in a westerly direction, then following the line of the former farm yard apron to the south of the barn and incorporating the grassed area to the east.   I consider the extent of curtilage reasonable and that suitable conditions could be imposed regarding the treatment of the farmyard in order to provide a more appropriate surfacing.  An existing access to the east of the building will be blocked up and thus, from a highway safety aspect, no objections are raised.

Having regard to residential amenity there is a property to the south but I do not consider their amenity will be compromised as a result of this scheme’s implementation.  

Therefore, having regard to all of the above I am of the opinion that the scheme, as submitted, satisfied the previous reason for refusal and 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














