Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0368/P

	Development Proposed:
	Proposed change of use and alterations to create an ancillary dwelling for the owner’s parents at New House Farm, Osbaldeston Lane, Osbaldeston, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS5 – Planning for the Historic Environment.



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

	The application site consists of a farmhouse with an attached barn and outbuildings access via Osbaldeston Lane. The farmhouse was extended via the conversion of the attached barn in the late eighties. The site lies within the open countryside as defined within the Ribble Valley Districtwide Local Plan. The application seeks permission for the extension and conversion of the existing outbuilding within the residential curtilage of the site that sits to the north of the main dwelling, in order to create annexe accommodation for the applicant’s parents. The building has had various uses over the years, and has recently been extended (to the east facing elevation) and has also had the roof completely replaced (including trusses, timbers and slates).

The proposal has been the subject of pre-application advice and negotiation, with the original proposal considered to be inappropriate. The plans submitted as part of this application are as discussed and agreed during the pre-application process, and the proposed annex accommodation building is considered to be of an appropriate design that will have an acceptable impact on the character, style and design of the building in question, as well as the adjacent converted barn. The reasoning for this acceptance is as follows, as the proposal is subject to consideration in relation to the following relevant Policies.

Policy H15 of the Local Plan notes “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, assuming that there would be no materially damaging effects on the landscape qualities of the area, and 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”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”. 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 “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.”
Whilst the building itself is not considered to be a Heritage Asset (see PPS5), the adjacent converted barn and Farm House is, and the Agent has submitted limited information within a Heritage Statement regarding the proposed conversion and its effect on the historic character of the adjacent building, in line with PPS5: Planning for the Historic Environment, which is 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 HE7.4 requires consideration of the sustaining and enhancement of the significance of heritage assets and of the consideration of the positive role of heritage assets in place-shaping,

· 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”,
Therefore, taking into account all the above Policies and guidance, the principle of the conversion of the building in question is considered acceptable given,

· the location of the building adjacent to the main dwelling on site,

· that the proposed conversion ensures that the character and setting of the main property is not significantly affected,

· the obvious benefit of the proposed use of the building,

· that there is an existing access into the site, and

· that given the significant number of openings already within the building, the design proposed for the conversion is considered acceptable.

As such, having assessed the scheme in regards to Local Plan Policies G1, G2, H2, H15, H16 and H17, and PPS5, I am satisfied that the principle of the scheme is acceptable.

With more specific regard to the proposed design, the existing building benefits from a significant number and of openings within its elevations, with the proposed layout of the scheme utilising all the existing openings, with only three additional windows being proposed on the SE and NW facing elevations. These new openings provide additional natural light to areas within the building that require it. Given they are visible only from within the site, they are considered acceptable. The scheme also proposes a replacement extension on the NE elevation that is more modern in design and appearance, however again as it is only visible from within the site and is set away from the main view of the main dwelling, is considered acceptable. Finally, the height of the building is proposed to be lifted by approx. 1.3m and will include the insertion of a number of additional roof lights across mainly the SE elevation of the roof, with one in the NW roof elevation. Whereas this does alter the character of this particular building, the style and design of the roof lift ensures that the change in mass of the building is minimised and that the character and setting of the adjacent Heritage Asset is not significantly compromised. In addition, due to the position of the roof lights on the roof elevation facing into the site, they will not be significantly visible, and therefore not sufficiently intrusive. In respect of the visual impact on the adjacent open countryside, the character and form of the building has been retained by virtue of the sympathetically proposed conversion scheme and by virtue of the use of existing access points into the site, very little change happens to the setting of the buildings on site. The garden areas to the rear will be screened from the adjacent highway by the existing buildings on the roadside frontage, and the parking area for the annex will be partially screened by the existing boundary wall to the western boundary. Permitted Development Rights will be removed in order to retain this open, rural location. As such, the scheme is considered visually acceptable. On this basis, the design of the scheme is now considered to comply with Local Plan Policies H15, H16, H17 and ENV3, and the guidance provided within PPS5, as it will have an acceptable impact on the character and setting of the site, and will not have a detrimental visual impact on the location.
With specific regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

a)
the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and that

b)
the extension provides only a modest level of accommodation.

Bearing this in mind, it is considered that due to its design and internal layout, it will provide only a modest level of accommodation and due to its location within the curtilage of the site; it is already integrated into the use on site.

As such, this is considered to be acceptable and in compliance with the relevant Policies, and I am of the opinion that there will be no visual harm caused to the detriment of the surrounding countryside by the proposed extensions and alterations to the outbuilding. As such, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended 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: Various














