Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0622/P

	Development Proposed:
	Conversion of barn into holiday accommodation as part of a change of use application at Dilworth Barn, Back Lane, Newton-in-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections to this proposal.

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 for this or any other scheme, the Lancashire Archaeology Service recommend that an archaeological record be made of the building and that such work be secured by means of an appropriate condition.

United Utilities – Comment that the Haweswater Aqueduct is situated very close to the proposed development, but United Utilities have no objection to the proposal subject to the provision of a satisfactory scheme for the treatment and disposal of sewage from the site.  United Utilities would like to comment on the design of the waste disposal system at an early stage.  United Utilities also comment that the applicant must comply with their standard conditions (a copy of which was enclosed with their letter) for work carried out on, or when crossing, aqueducts and easements.



	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 RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



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

	The application relates to a stone barn sited in a field approximately 60m away from the northwestern side of Back Lane, Newton within the Forest of Bowland Area of Outstanding Natural Beauty.  The building is in a relatively isolated location although there is a modern sheep housing building belonging to Laythams Farm approximately 120m to the north.  There is a planning application (3/2011/0919/P) currently under consideration for the establishment of a new sheep milking dairy and associated cheese processing facility adjoining that existing sheep housing building.  That application (which is recommended for approval at a forthcoming meeting of the Planning and Development Committee) would involve the erection of a larger sheep housing building and a cheese dairy building.  The farmhouse of Laythams Farm is located approximately 170m further to the north of the site of application 3/2011/0919/P.

Dilworth Barn to which this current application relates is constructed from limestone and sandstone, the roof is clad with stone flags, large Duck Stones are a prominent feature on all gable corners and surrounding the openings and original stone lintels remain in place.  The interior is almost completely open with a earthen floor; there is a partially dilapidated timber structure inside and a wooden internal roof structure.

The building consists of an original build and an additional later build on the west elevation.  Both parts of the building are of similar materials and a similar build method.

The view of the barn from Back Lane is the southwestern elevation in which the only existing openings are located.  There is a large carriage door central to the original built barn with three further openings deemed as pedestrian entrances.

The proposed conversion into a holiday let involves considerable structural restoration works on nearly all components of the barn.

The design of the conversion scheme has paid regard to the requirements of saved Policy H17 of the Local Plan.  The work to the interior will retain as much of the open layout of the original space as possible in order to make best use of the limited source of natural light openings.  No new dividing walls are to be created in the ground floor.  The overall conversion will include sufficient living and kitchen areas, as well as a bathroom and dormitory areas by the provision of a first floor.  By converting the interior in this way, no new door or window openings or roof lights are required or proposed.  All doors and windows are to be situated in existing openings with no alterations to either the size or location of any of the openings.

One corner of the building will need to be rebuilt plus a small section of the upper part of the rear elevation.  In total, however, this is considerably less than the Council’s guidance of a maximum of 30% rebuild.

Access to the barn would be provided by an existing gate and track from Back Lane.   A small curtilage is proposed in order to provide a sitting out area and two parking spaces.  The position of the curtilage avoids the route of public footpath no 6 that passes close to the southwestern corner of the building.  Subject to the curtilage being defined only by a 1m high post and rail fence, and subject to their being no buildings or structures within the curtilage, I do not consider that this element of the proposal would have any seriously detrimental effects upon the visual amenities of the locality.

A bat and barn owl survey submitted with the application concludes that the conversion scheme could be carried out with affecting bats or barn owls provided that the mitigation measures and recommendations contained in the report are fully followed.  This can be covered by an appropriate condition in the event that planning permission is granted.

Overall, subject to appropriate conditions, I consider the proposed conversion to be in accordance with all the relevant saved policies of the Local Plan.

I also consider it appropriate to comment that planning permission was granted in 2007 for the conversion and extension of a barn at High Ellerbeck Barn into a holiday let, and that permission was subsequently granted for an increase in the size of the originally approved extension.  High Ellerbeck Barn is located to the northwest of Dilworth Barn at the end of a track approximately 1km to the northwest of Back Lane.  This barn is therefore in a much more isolated location than Dilworth Barn, and its conversion and extension to form a holiday let has been considered and found to be acceptable under the applicable policies.

Given the precedent set by the permissions relating to High Ellerbeck Barn, I can see no sustainable reasons for refusal of this application at Dilworth Barn that does not involve any new door or window openings or any extensions.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on residential amenity or highway safety, and has no significant visual impact on the character of the building itself or the Forest of Bowland Area of Outstanding Natural Beauty.


	RECOMMENDATION: That conditional planning permission be granted.
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