Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0625/P

	Development Proposed:
	Proposed residential barn conversion to form a single dwelling including the demolition of a minor outbuilding and a small ruin and the erection of a garage block at Hubbersty Fold Farm, Commons Lane, Balderstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – comments that, whilst the visibility at the access lane’s junction with Commons Lane is poor, particularly to the south alongside the church wall, it is an existing access serving several properties and there is no evidence of safety issues on what is a lightly trafficked road.  The proposed development is unlikely to generate significant additional vehicle movements and therefore I have no objection to the 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 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 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.

Planning Policy Statement 3: Housing.

Planning Policy Statement 4: Planning Sustainable Economic Growth.

Planning Policy Statement 5: Planning for the Historic Environment.



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

	Hubbersty Fold Farm is within a small group of properties that are served by an access road off the western side of Commons Lane just to the north of St Leonards Church.  The farm buildings comprise the existing farmhouse and redundant agricultural buildings to which this application relates.  

The traditional farm buildings to which the application relates comprise the following:

Building 1 – the hay barn is probably the original building on the site believed to have been built during the late 18th century.  

Building 2 – is a later additional to the hay barn and has been used in the past as a milking parlour.

Building 3 – is a former cart shed and later a tractor shed attached to the north eastern corner of building No 2.  This small building is in poor condition.

Building 4 – is a small former pig sty attached to building No 3.  It is in very poor condition with only three walls remaining.  It has no roof.

Permission is sought for the conversion of buildings 1 and 2 into a single five bedroomed dwelling.  Buildings 3 and 4 would be demolished but their floor space would be replaced in the form of a double garage attached to the north eastern corner of the building.  

The conversion scheme fully utilises existing door and window openings with only five proposed new openings.  

As a barn within a group of buildings its conversion into a dwelling is in accordance with the saved policies of the Local Plan and the guidance comprised in PPS3 and PPS4.

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 within a group of buildings very close to the church and school etc within the village of Balderstone, with ready access to services and utilities and no additional expenditure by public authorities on the provision of infrastructure would be required.  

2.
A structural survey and a report submitted with the application confirms that the building is structurally sound and capable of conversion without the need for any expensive rebuilding or major alterations.  

3.
The building is of sufficient size to provide suitable new living accommodation without extension.

4.
Being of traditional form and materials, the character of the building and its materials are appropriate to its surroundings.  The building is worthy of retention because of its historic setting within the village.  

Policy H17 of the Local Plan relates to design issues in respect of which the following points are made:

1.
Appropriate natural stone and slates are proposed for the conversion works and for the construction of the attached garage.  

2.
The conversion scheme takes full advantage of existing window and door openings.  A small number of new openings are proposed but the overall design respects the character of the former agricultural building.  

3.
The garage has been designed to appear as an ancillary addition to the main structure to which it is also subservient; and it will replace an existing attached building that is not worthy of retention.  

4.
Only a minimal garden area is proposed.

The effects of the proposal on the building as a Heritage Asset need to be considered.  

The County Archaeologist considers the building 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 secured by an appropriate condition.  A Heritage Statement has been submitted with the application in accordance with the requirements of PPS5.  Some of the main points made in the Heritage Statement are as follows:

· The existing traditional buildings are now redundant having been used many years ago for agricultural and animal husbandry purposes.  

· The barn complex will benefit from its conversion as many features will be retained and repaired.  

· Window and door openings are to be kept and only five new openings are proposed to assist in making the heritage asset suitable for its conversion.  

· The main fabric of the complex would be repaired and the original form of the main building would be preserved.

· The buildings have fallen into disrepair and this rate of decay has accelerated in recent times.  The impact of the conversion would be to halt this decline and protect the asset for future generations.

· The former pig sty is in very poor condition and is a ruin with only walls now evident on three elevations. It does not have a roof.  It is proposed to demolish this structure along with the former tractor shed.  A new garage block is proposed in the near vicinity and this is linked to building No 2.  The garage replaces the former tractor shed and the ruined pig sty.  

· The existing roof coverings which are in poor condition would be removed and replaced with selected slate roofs on buildings 1 and 2.  This will harmonise a continuous roof line which will be more visually pleasing from the surrounding area than the existing situation.

· The barn complex is not in good condition and the conversion would provide good reason to carry out repairs.  Of particular benefit to the fabric would be the execution of the necessary structural repairs.  

· The conversion has been well thought out.  The opportunity to save the character of the heritage fabric has presented itself through the conversion potential.  The fabric of this historic asset can be largely preserved by the granting of permission in respect of this application.

I generally concur with the above points and consider the proposal to be acceptable with regards to its effects on the building has a Heritage Asset.

The original access for Hubbersty Fold Farm barn will be reinstated off the access lane allowing the access to the former farmhouse to be separate and private.  The County Surveyor has no objections to the application on highway safety grounds. 

The proposal does not adversely affect the amenities of the existing farmhouse and the other dwellings within the group are not close enough to be in any way detrimentally affected by the proposed conversion.  

A Bat and Owl Survey Report submitted with the application states that, although there is limited evidence of bat activity within the hay barn, the impact of the proposed development on protected species is likely to be low and there is only a relatively low risk of disturbing or exposing roosting bats during the proposed conversion and building operations.  A condition will, however, still be required to ensure compliance with the mitigation measures that are also included in the Survey Report.

Overall, I consider this to be a sympathetic conversion of this barn that would have no detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.  As such, the proposal complies with all the applicable planning policies and guidance.  

	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














