Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/1022/P

	Development Proposed:
	Conversion of barn to dwelling, erection of garage and creation of driveway and garden (Resubmission) at Rakefoot Farm, Thornley Road, Chaigley.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H12 - Curtilage Extensions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS 4 – Planning for Sustainable Economic Growth.

PPS 7 – Sustainable Development in Rural Areas.



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

	This is a resubmission of a previously refused scheme that seeks consent for the conversion of a stone barn to dwelling with integral annex accommodation.  The site lies within the AONB set approximately 416m to the south of Thornley Road accessed via a single width track.  The land rises in a southerly direction from the roadside with the farmhouse being set approximately 13m away from the barn (directly opposite) with a barn to its east having been converted to holiday accommodation.  There are existing agricultural buildings to the north of the barn and an extensive public rights of way network in the immediate vicinity of the site.  

The previously submitted scheme (3/2010/0314/P) was refused due to a design which was considered unsympathetic to the original form and character of the building in terms of the alterations comprising of new openings and the creation of an extensive garden area.  

Negotiations have been ongoing since that time with the applicant’s agent which have resulted in the submission of this application.  The scheme now proposes the retention of the brick lean-to on the northern elevation of the barn and has reduced the number of new openings formed with better use made of existing openings throughout the barn.  The proposal still provides for the removal of a modern blockwork lean-to on the northern elevation and some modern agricultural buildings to the north in order to enable the creation of a garden area.  The extent of garden area has been substantially reduced since the last submission and now has a detached garage shown within in. 

In terms of assessing the proposal it is important to have regards to the principle of development and amenity considerations – both visual and residential.

Principle of Development

Having regard to the principle of development I am mindful of the saved policies of the Districtwide Local Plan and PPS7.  The latter comments in paragraph 17 that: “Reuse for economic development purposes will usually be preferable, but residential conversions may be more appropriate in some locations, and for some types of building.”  PPS4 also supports the conversion and reuse of appropriately located and suitably constructed existing buildings in the countryside for economic development purposes.  The applicant has not submitted any information regarding seeking alternate uses for this building other than residential.  However in this particular instance, I am mindful of the building’s relationship with surrounding structures namely a dwelling approximately 13m facing and holiday let accommodation 4m to its east.  The proximity of these lead me to conclude that an employment use may not be the most suitable reuse of this building when considering the need to protect adjacent residential amenity.  Thus in accordance with PPS7 the residential reuse of the particular building is more appropriate than any economic development purpose but the requirement of saved local plan policies must still be met as follows.

Location

In terms of the location of the building to be converted (H15) I am of the opinion that given the relationship with the dwelling to the south and holiday accommodation to the east the building is seen to form part of an already defined group of buildings and thus is satisfactory.

Structural Condition

Adopted and saved plan policy requires the building to be structurally sound and a structural conversion assessment and method statement has been submitted in support of the application.  This notes that a recent fire has caused extensive structural damage but none of the existing barn external walls are to be demolished.  The roof has been lost over some of the building due to the fire but on the basis of the submitted information, it is considered that the building is structurally sound and capable of conversion.

Annex Accommodation
It is noted that the application details conversion to one dwelling with integral annex accommodation and on the basis of the amount of annex living space and linkage with main dwelling to be created, I am satisfied that the requirements of Policy H9 would be met.

Design Matters of Conversion

As stated previously the refused scheme incorporated a substantial amount of new window openings or remodelling of existing ones where as the presumption under plan policy is in favour of maximising the use of existing openings without changing their size and limiting the formation of new ones.  In this resubmission all existing openings in the southern and western elevations are fully utilised with new ones being the insertion of five velux.  To the eastern gable a new first floor window is shown to the red brick lean-to and on the northern (rear) elevation three first floor windows and five velux.  The red brick lean-to retains its current character of red brick with vertical boarding above with two full height glazed openings where there are existing openings.  I am of the opinion that the treatment of openings is more sympathetic than the previous scheme and would not lead to a significant dissolution of the building’s historic fabric.  

Curtilage and Ancillary Building

With regard to the proposed curtilage area this has been substantially reduced since the previous submission and is essentially confined to the extent of land covered by agricultural buildings to be demolished.  At this reduced scale I am of the opinion that the limit of the proposed curtilage is acceptable.

Within the curtilage would be a package treatment plant and a detached garage.   The main body of the garage would have approximate dimensions of 6.6m x 8.6m x 4.8m to the apex of its pitch constructed of random stone under a slate roof.  To its northern elevation would be a lean-to with approximate dimensions of 3m x 7.8m x 2.2m to eaves (2.8m where it joins the eaves of the garage) again of stone and slate construction.   This structure provides garaging for two cars, garden equipment storage and an area to house water filtration and storage tanks.  Whilst this is a fairly substantial curtilage building, I am mindful of the scale of modern agricultural buildings it is taking the place of.  Also when viewed against the backdrop of the barn to be converted it does appear as a subservient structure and thus, on balance, I am minded to conclude that it would not have a significantly detrimental impact on either the character of the barn or the visual qualities of the AONB.

Residential Amenity

The final consideration is the relationship between the barn to be converted and one of the buildings in the immediate vicinity.   As stated, there is the farmhouse directly opposite set approximately 30m away and holiday let accommodation to east.  With regard to the latter the scheme makes use of an existing ground floor window to serve a lounge/kitchen and given the orientation of the buildings and nature of occupation (holiday let) on balance I do not consider any significant detriment would be caused.  Having regard to the relationship with the farmhouse, again I consider the relationship is satisfactory and I thus 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: 














