Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0008/P

	Development Proposed:
	Proposed conversion of traditional building to form two dwellings and a double garage at Carr House Farm, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Directorate (County Archaeologist) – Considers the building to be a non designated heritage asset and as being of historical interest showing the development of the building in response to changing agricultural practices.  The proposed conversion will have a significant impact on the historic character and appearance of the building and may result in the loss of some historic fabric.  Consequently, should the Local Planning Authority be minded to grant planning permission to this or any other scheme, the Lancashire Archaeology Service would recommend that an archaeological record be made of the building and that such work be secured by means of an appropriate condition.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted. 

Policy H17 - Building Conversions - Design Matters.

PPS3: Housing.

PPS5: Planning for the Historic Environment.



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

	Carr House Farm is situated at the end of an approximately 200m long access track off the northern side of the A59 at the rear of the Myerscough Veterinary Practice premises.  The farm group of buildings comprises the farmhouse, a detached workshop and an L shaped agricultural building/barn at the rear that is part single storey and part two storey.  This application relates to the L shaped building.  

Permission is sought for its conversion into two dwellings.  The first dwelling would be a small single storey unit comprising double bedroom with en-suite bathroom, an open plan kitchen/dining/living area and a utility room.

The larger unit would be L shaped in form and would be part single storey and part two storey.  It comprises a kitchen/dining room, living room, utility room, bedroom with en-suite bathroom, and double garage on the ground floor with four further bedrooms and a bathroom at first floor level.  

The proposal utilises the whole of the floor space of the existing building and no extensions are proposed.  

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.  

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 A59 with access to services and utilities.  Therefore, no additional expenditure by public authorities on the provision of infrastructure would be required.

2.
A Structural Appraisal Report submitted with the application confirms that ‘the main structural envelope of the buildings are in sound condition and free from distortion or ill-alignment.  The remedial works undertaken to the main building, in particular the roof and southerly wall, would retain and stabilise any ongoing movement.  Any future movement would be further restrained by the construction of an internal concrete block lining wall to the remaining external walls’.  

3.
The building is of sufficient size for the two proposed units.  No extensions are proposed.

4.
The character of the building, and its original materials (some of the original roof materials have been replaced by modern inappropriate materials) are appropriate for its surroundings.  The building is worthy of retention and conversion to restore some of its former character/appearance.   

      Policy H17 relates to design issues and states that permission will be granted for the conversion of buildings providing:

a)
The design of the conversion is of a high standard and is in keeping with the local tradition, particularly in terms of materials, geometric form and window and door openings.

b)
The impact of the development or the effects of the creation of a garden area together with any garaging or car parking facilities or other additions will not harm the appearance or function of the area in which it is situated.  

c)
The access to the site should be to a safe standard or should be capable of being improved to a safe standard without harming the appearance of the area.  

      Compliance or otherwise with the requirements of Policy H17 can be considered in conjunction with the consideration of the effects of the proposal on the building as a heritage asset.  

      The County Archaeologist considers the buildings to be a non-designated heritage asset and considers that the conversion will have a significant impact on the historic character and appearance of the building and may result in the loss of some historic fabric.  He does not, however, recommend refusal, but states that, in the event of planning permission being granted, an archaeological record must be made of the building to be secure by an appropriate condition.

     A Heritage Statement has been submitted with the application in accordance with the                 requirements of PPS5.  Paragraph 7 of PPS5 recognises that managed change may sometimes be necessary if heritage assets are to be maintained for the long term and Local Planning Authorities should also take account of the wider social, cultural, economic and environmental benefits of heritage conservation.  Policy HE7 of PPS5 sets out a number of general policy principles guiding the determination of applications for consent relating to heritage assets including a suggestion that, in considering the impact of a proposal on any heritage asset, Local Planning Authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations.  Policy HE7 also suggests that Local Planning Authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of this historic environment.

In the submitted Heritage Statement, sufficient details have been given about the location, nature and history of the buildings and it is stressed in the Statement that this is not a Listed Building and that it is not within a Conservation Area.  

With regards to the impact of the proposal on the heritage asset, the following are some of the points made in the heritage statement:

· 
The barn has some distinctive features in its existing design such as the arched doorway in the south elevation.  This feature will be retained by the proposed development and will therefore assist in protecting the character of the barn.  The existing window openings in the barn will be retained.  New openings, however, are also proposed.  It is considered that the new openings will help to make the proposal viable and would protect the heritage asset from further decay.

· 
A single storey section that runs perpendicular to the main barn currently has profiled metal sheeting on the roof and the proposed development would replace this material with a natural slate roof.  This would match the roof of the main barn and would enhance the character of the building.

· 
The existing internal layout of the barn has been incorporated within the proposed design in order to work with the existing layout and arrangement thus protecting the character of the building.  There would therefore be little or no loss of building fabric or of any distinctive features or character of the existing barn as a result of the proposed development.  

· 
This is a typical farmstead found in the north west of England where it is common for houses on farms to be attached to the farm buildings.  The general layout of the farm site will remain unaffected by the proposed development and any proposed changes would respect and protect the character of the barn.  

· 
In relation to fenestration, the two courtyard elevations retain the existing openings with the only new openings being the reinstatement of former openings where a section of wall was removed to create a cart shed some years ago.  The other proposed new openings are on the rear elevations, one of which looks out on to the existing domestic cartilage of the farmhouse that will become the garden area for the proposed dwellings.  On this latter elevation, it is proposed to relocate the open areas from the yard elevation to create areas of glazing within what will appear as cart shed doors.

· 
It is considered that the existing redundant agricultural barns currently offer little contribution to the surrounding area and if a new use is not found for them, they will deteriorate and be lost.  Their conversion into the dwellings will have little impact on the heritage asset, rather it will create an opportunity to significantly enhance the character and appearance of the existing building and to improve their appearance from the surrounding area and ensure their retention.

The above bullet points, of course, are from the Heritage Statement submitted by the applicant’s agent.  I consider comment to be necessary as follows.  On the main two storey barn and on the inward facing elevations of both parts of the building, existing and bricked up former openings are used appropriately with only two additional openings.  Existing roof lights on both parts of the building are also incorporated into the conversion scheme.  The majority of the new openings are in the western elevation of the building facing the existing curtilage of the farmhouse that will become the curtilage for the two units.  These additional openings are ‘random’, in their size and distribution.  It is these windows that the agent states are relocations of the existing ‘open areas from the yard elevation to create areas of glazing within what will appear as cart shed doors’.

As originally submitted, more new openings were proposed for the western elevation, but the number has been reduced on an amended plan received on 18 August 2011. When viewed within the context of the overall scheme, I consider these additional openings (as amended) to be acceptable.  This is because they are part of a proposal to retain this building and to reintroduce some of its original features; not the least of which is the replacement of the existing corrugated sheet roof on the single storey part of the building with a traditional slate roof.  The single storey part of the building, within which the majority of the new openings are to be formed, is also the part of the building that is of least architectural merit. 

In the submitted application details it is stated that the window frames would be light oak effect upvc. The applicant’s agent, however, has accepted that this would be unacceptable to the Council and has agreed to the imposition of a condition that the window surrounds should be timber.  

Overall, subject to appropriate conditions, I consider the proposal to be acceptable with regards to its effects upon the existing building and the character of the locality.

There are no neighbours to be affected by the proposal, and the existing access is suitable to accommodate the relatively limited extra traffic that would result from the proposed development.  

In a Protected Species Survey report submitted with the application, it is stated that there is evidence of the use of the building by bats and barn owls, but that the proposed conversion is unlikely to cause significant disturbance to roosting bats or result in the loss of a nursery bat roost, resting place or hibernaculum or cause injury or death of a European Protected Species-Bats.  Mitigation measures in relation to bats and barn owls are included in the report. Subject to a condition requiring compliance with the mitigation methods, the application is acceptable in relation to this particular consideration.  



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














