Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0309/P

	Development Proposed:
	Conversion of redundant agricultural barn for holiday let at Huckle Ing/ Huggan Ing Barn, Gisburn Road, Gisburn, BB7 4LH (Resubmission of 3/2010/1002/P)

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Archaeologist) - The 1st edition Ordnance Survey, 1:10560 map, surveyed in 1849-50 (Yorkshire Sheet 166) shows a building in a similar location and to a similar scale as the barn proposed for conversion.

The building is considered to be a non-designated heritage asset (see PPS5: Planning for the Historic Environment, Annex 2, p.13), 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.

The Council for British Archaeology's 'An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy' states that "there is an urgent need for all local authorities to ensure that farm buildings undergoing adaptation are at least considered for recording" (p.140) so that "a regional database of farm buildings can be derived and variations across the region examined" (ibid.).

Consequently should the Local Planning Authority be minded to grant planning permission to this of 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 the following condition:

No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building/site.

This is in accordance with PPS5, Policy HE12.3 (where the loss of the whole or a material part of a heritage asset's significance is justified, local planning authorities should require the developer to record and advance understanding of the significance of the heritage asset before it is lost, using planning conditions or obligations as appropriate).

Environment Directorate (County Surveyor) – (advised on previous application) I have no objections to this application on highway safety grounds. The proposed development of the barn as a holiday let will have minimal impact on the adjacent highway and access to the site is from a well established track, serving the existing property and farm.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 – Protected Species

Policy EMP12 – Farm Diversification

Policy H17 - Building Conversions - Design Matters.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

PPS5: Planning for the Historic Environment

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

	This application is a resubmission of a previously refused scheme, application 3/2010/1002/P, and seeks consent to convert a barn to use as a holiday let as part of a farm diversification.  A business plan has been submitted which shows that after 3 years the holiday let should earn in the region of £15,000 per annum.

The accommodation would provide a kitchen, living area, dining area, entrance hallway, cloak room and five en-suite bedrooms, one of which would be at ground floor level. A garden area would be created to the northern field side of the building which would mirror the depth of the garden area at the main house.  

The previous scheme was refused for the following reason:

The proposal is considered contrary to the provisions of Policies G1, ENV1, and H17 of the Districtwide Local Plan by virtue of a design which is unsympathetic to the original form and character of the building in terms of the alterations comprising of new window, velux and door openings on the north, south and west elevations of the building.  Approval would thus be detrimental to the building's historic fabric and the visual amenities of the Area of Outstanding Natural Beauty.

The scheme sought all of the previous mentioned accommodation with the addition of a downstairs W.C, which has been deleted from this scheme.  The scheme involved a total of eight roof lights (four on each roof plane), enlarged openings and a number of new window and door openings.  The number of roof lights on this scheme has been substantially reduced to two and the number of new openings has also been reduced to two/ three. The roof of the barn currently consists of fibre cement sheets and these would be replaced with slate with the rear (north) roof slope containing two roof lights.

The limestone barn is attached to the main house (Huckle Ing Farm) and set outside any defined settlement limit within the Area of Outstanding Natural Beauty.  The definitive right of way network runs to the south of the building in a south-west to north easterly direction with a public footpath network running to the north and west of this property.  The alterations to this barn are proposed on the northern (rear) and western (gable) elevations.  

The barn is characterised by a wagon door opening, projecting in the centre of its southern elevation which would form the entrance to the property.  This doorway would be fully glazed with the glazing set in to the opening by approximately 2.0 metres, this accords with the guidance offered in English Heritage’s document “The Conversion of Traditional Farm Building:  A Guide to Good Practice”.

The western gable has only two door openings and a small window opening existing at ground floor level and these will be retained.  The previous application sought to insert a round window at first floor level, this has been altered to a square window with approximate dimensions of 770mm x 685mm.  

On the northern elevation the remnants of a single storey lean-to extension would be removed, and two new first floor windows would be inserted/ opened up.  It is evident on site (see photographs in the file) that one of these windows is already present, albeit blocked up so arguably there is only one new window opening proposed on the northern elevation.  The window and door openings would be replaced with timber and glass.  

The revised scheme is considerably better and is now considered appropriate and compliant with all the relevant planning policies.  This building is considered to be a non-designated heritage asset, however, in the interests of farm diversification, I consider that the number of new openings proposed will not be so detrimental to the significance of the heritage asset or to the visual amenities of the AONB as to warrant refusal of the application on this ground.

Regarding the curtilage proposed, a garden area is proposed to the rear of the building which would extend approximately 8 metres in to the field.  The extent of the curtilage would equal that of the garden area belonging to the farmhouse and would follow the existing boundaries to the south and west which separate the fields from the built form.  To the north side a stone wall to match the garden wall would be built from the end of the existing field boundary to the garden which it will adjoin.  As the curtilage would follow a logical boundary, I have no objections to this part of the proposal.

A bat survey has been submitted, dated 20 July 2010, which found no evidence of roosting bats within the barn, I thus recommend the application accordingly.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design 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.


DATE INSPECTED: N/A














