Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0702/P

	Development Proposed:
	Conversion of an outbuilding into two dwellings (3 bedroom cottage and 1 bedroom cottage) including demolition of a tin lean-to shed, demolition of a two storey garage/bedroom extension to the house (already approved by planning permission 3/2011/0094/P) and for the provision of three parking spaces with turning area at Fairclough House, Loudbridge, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal subject to the imposition of conditions relating to the satisfactory provision and future retention of access, visibility splays, parking spaces and manoeuvring areas.  

United Utilities – has no objections to this application.  



	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 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.

PPS4: Planning Sustainable Economic Growth.

PPS5: Planning for the Historic Environment.



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

	Fairclough House is a former farmhouse that was originally known as Higher Fairclough Farm.  The farmhouse and its associated outbuildings (some traditional and some more modern) are situated on the north side of Loudbridge Road in an area of open countryside to the south west of Chipping and close to the western boundary of the Borough.  The property is part of a group of dwellings occupying both sides of the road.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

There is an existing two storey flat roofed extension on the western side elevation of the farmhouse.  Planning permission has previously been granted for the demolition of this extension and the erection of a detached double garage with a hobby room above on a different part of the site (3/2011/0094/P).  No works have yet been carried out in respect of the implementation of this previous planning permission.  

This current application relates to a traditional outbuilding sited to the west of the farmhouse.  

In the Heritage Statement submitted with the application, it is stated that this outbuilding appears to have been built between 1850 and 1892, probably in two stages with the brick element built first and the stone built annex then added within the above mentioned dates.  

The outbuilding is constructed of rendered brickwork, with sandstone heads and sills, timber doors and single glazed windows, brick chimney stack, clay floor and slate roof.  The stone annex is built of random sandstone with stone heads and sills to window and door openings, concrete floor and a slate roof.  There is a two storey height lean-to shed attached to the southern end of the building close to the road edge.  This is constructed with corrugated tin sheets to the walls and roof on a timber frame above small brick and concrete walls.  There is a pair of tall boarded doors to the front, timber glazed windows and concrete floor to this corrugated tin structure.

This application proposes the demolition of the corrugated tin structure; the conversion of the brick/render part of the building into a three bedroom cottage; and the conversion of the stone part of the building into a one bedroom cottage. Reference is also made in this current application for the demolition of the extension on the main dwelling for which permission has already been previously granted by 3/2011/0094/P.  

A Conversion Assessment submitted with the application, amongst other things, states as follows:

“The base walls to the tin lean-to will be demolished and as they are not bonded into the existing brickwork of the outbuilding will not affect them structurally and so no restrain or propping precautions are required to the remaining structure.   There are no walls or parts of walls to the original brick outbuilding and stone annex that need repairing, removing or demolishing, ie all original walls and openings are to remain as they are for the proposed dwellings”.  

The submitted plans also show that the proposed conversion will utilise all existing door and window openings without any alterations to either their size or position, and that no new openings are proposed.  

As an existing former agricultural building within a group of buildings, its conversion into two dwellings 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.  As explained above, this proposed conversion does not necessitate any new building works and no new window or door openings are either needed or proposed.  The application therefore satisfies the requirements of these relevant Local Plan Policies.  For the same reasons, the effects of the proposed development on the building as a non-designated Heritage Asset are also minimal and the proposal would facilitate the retention of the building in the longer term.  

Other than the applicant’s own adjoining dwelling, there are no other residential properties close enough to be adversely affected by the proposed development. 

The access, parking and manoeuvring arrangements shown on the submitted plans are considered by the County Surveyor to be satisfactory subject to the imposition of a number of conditions.  

A Bat and Owl Survey Report submitted with the application states that ‘the survey found a small amount of evidence that bats have flown around inside the building, probably picking up insects on cooler evenings; there was no evidence of bats occupying any part of the workshop as a roost site’; and also states that ‘barn owls do not use the building’.  A condition relating to mitigation measures in relation to bats will, however, be necessary.  

Overall, the proposed conversion of this existing building into two dwellings is considered to be acceptable in principle and also with regards to all relevant detailed considerations.  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 effects upon visual amenity, highway safety or the amenities of any nearby residents. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














