Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0324/P

	Development Proposed:
	Proposed barn conversion at Hothersall Hall Farm to provide a single dwelling together with the demolition of a red brick building and the erection of a single storey extension and creation of a garden area at Hothersall Hall Farm, Hothersall Lane, Ribchester, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Hothersall Parish Council - No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections.



	CONSULTATIONS: Additional Representations.

	No additional representations 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.

PPS3 – Housing (June 2010).

PPS5 – Planning for the Historic Environment.



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

	Hothersall Hall Farm is situated in open countryside, approx. 2 miles from Longridge. The development site comprises a traditional stone built barn and an adjoining brick built building. These buildings sit within a larger group of agricultural buildings, and adjacent to three farm cottages that make up Hothersall Hall Farm. The stone built barn and red brick building were once used for agricultural purposes but following the erection of numerous modern buildings on site, are no longer in use. Once the brick building has been removed, part of the west facing elevation wall of the building will be used as a retaining wall to enable this area to be built over to create a timber decked amenity area with metal safety railings, with a double garage, utility room and office underneath. There will also be a grassed area, albeit sloping, in-between the car parking area and the access track available for use as amenity space.

The application submitted seeks permission to convert the above barn to create a four-bedroom dwelling. Due to the large openings that exist in the building, the four bedrooms are shown within the ground floor of the property, with a large, open plan kitchen, dining, lounge area in the first floor element of the building in order to utilise the large openings. As noted, the existing red brick building will be removed from the site, but replaced with a single storey garage/office/utility extension with a flat roof. The flat roof will be timber decked in order to create amenity space for the dwelling. By virtue of the differences in land levels on site, in using a flat roof design the single storey extension is not significantly visible from outside the site, let alone from the access track to the northwest of the farm, and therefore has a limited visual impact on the setting of the building itself. The windows and doors will be timber.

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 location of the defined garden area in relation to the other properties on this site, it is not considered that there will be a significant impact on the amenity of the occupiers of the adjacent dwellings by virtue of the proposed development.

The main issues with this application relate to the principle of the development, what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, the visual impact on the surrounding area, any potential impact on habitats and any potential impact on highway safety.

The building is considered to be a Heritage Asset (see PPS5) and have historical interest, showing the development of the building in response to changing agricultural practices. The Agent has submitted detailed information within a Heritage Statement, highlighting its relevance to this site, details of the overall conversion and its effect on the historic character of the building, in line with PPS5: Planning for the Historic Environment, an important material consideration when assessing this application. With respect to PPS5, the following Policies and their considerations are relevant,

· Policy HE7.1 states that ‘such identification and assessment of the particular significance of each element of the historic environment is fundamental to decision making’,

· Policy HE 9.1 states that: “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification”,
· Policy HE9.2 states that where the application will lead to substantial harm to or total loss of significance local planning authorities should refuse consent unless it can be demonstrated that:

(i)

the substantial harm to or loss of significance is necessary in order to deliver substantial public benefits that outweigh that harm or loss; or

(ii)

(a)

the nature of the heritage asset prevents reasonable uses of the site; 

(b)

no viable use of the heritage asset itself can be found in the medium term that will enable its conservation;

(c)

conservation through grant-funding or some form of charitable or public ownership is not possible;  and

(d) 

the harm to or loss of the heritage asset is outweighed by the      benefits of bringing the site back into use”.

Further guidance is also provided within Policy H2 of the Local Plan, which 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”, a detail also picked up in Policy H16 which notes 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”. The structural report submitted with the application indicates that the building is in sound condition and free from distortion or ill alignment and does not appear to show signs that the structure is suffering from structural movement. 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, and it also notes that “Most farm buildings have unbroken roof spaces, a limited number of windows and largely open interiors. It is possible to convert farm buildings without changing their character by recognising these principal features and by not trying to achieve maximum floor space. It should be remembered that these are not new buildings, and this should be reflected in the final scheme. Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of roof trusses will devalue the character of traditional farm buildings and that of the surrounding environment.”
With more specific regard to the proposed design, the existing building benefits from a number of large openings on both the west and east facing elevations, with a number of smaller openings within the others. This ensures that very few additional openings are required, and that those proposed have all been designed to reflect adjacent existing openings in the same elevations. Following discussions with the Agent, two of the new openings have been reduced in size, and the railings for the decked area have been shown as metal to reflect a more traditional, and agricultural feel for the site. There are no roof lights proposed which ensures an unbroken roofscape and the maintenance of the traditional agricultural appearance of the building in line with Policy H17.

With specific regard to the new garage, utility and office extension to the west facing elevation, as noted above, the visual impact of this element will be minimal due to the difference in land levels on and around the site, and on this basis the addition in this case is considered acceptable.

Whilst the scheme is considered to comply with Local Plan Policies H15, H16 and H17, the guidance provided within PPS5 is still a material consideration. Section (ii) of this notes that the proposal should demonstrate that,

a) the nature of the heritage asset prevents reasonable uses of the site,
b) no viable use of the heritage asset itself can be found in the medium term that will enable its conservation;
c) conservation through grant-funding or some form of charitable or public ownership is not possible; and
d) the harm to or loss of the heritage asset is outweighed by the benefits of bringing the site back into use”.
Having assessed the proposal against this, it is considered that given the limited use of the building in relation to existing, modern agricultural practices on site (a and b), and the unviable need or requirement to conserve it on site (b and c); balanced against Paragraph 72 of PPS3 which states that where LPAs cannot demonstrate a 5-year supply of deliverable housing land, paragraph 69 should be considered in deciding planning applications, the proposal is considered to also comply with PPS5. Incidentally, Paragraph 69 notes that Local Planning Authorities should consider amongst others:
· achieving high quality design, 
· the suitability of a site for housing, including its environmental sustainability, and
· ensuring the proposed development is in line with planning for housing objectives,
therefore given the scheme complies with the relevant Local Plan Policies in relation to converting rural buildings, the proposal is accepted.

Given the sites location within the open countryside, Policy ENV3 was also considered which states Policy ENV3 stipulates that “development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials” and that “proposals to conserve, renew and enhance landscape features will be permitted, providing regard has been given for the characteristic landscape features of the area”. In respect of the visual impact on the open countryside, the character and form of the building has been retained by virtue of the sympathetically proposed conversion scheme and the proposed garden area has been kept to a minimum by separating off the land to the west of the building, by using a traditional post and rail fence thereby retaining the openness of the land. Permitted Development Rights will also be removed in order to retain this open, rural location, and on this basis, the scheme as a whole is considered visually acceptable.

In respect of the potential impacts on existing habitats at the site, I have discussed the bat survey submitted with the application with the Countryside Officer, and we are satisfied that conditions can be placed upon this proposal to enable the safe control of the future development of this site as per the proposed scheme.
Finally, in regards to any potential impact on highway safety, the Traffic and Development Engineer has raised no objections to the proposal.

Therefore, taking into account all the above Policies and guidance, and in the context of the revised National Planning Policy Statements 3 and 5, I am satisfied that the principle of the scheme is acceptable, and recommend 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.


DATE INSPECTED: 16/06/2011














