Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0738/P

	Development Proposed:
	Proposed demolition of existing lean-to building attached to existing agricultural barn and change of use of existing agricultural barn into two residential units and construction of new covered area between modern barn and existing agricultural building at barn opposite Cold Coates Farm, Collins Hill Lane, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has not submitted any written comments for this application but has no objections to the proposal on highway safety grounds as the access and sight line details shown on the submitted plans, were agreed by the County Surveyor with the applicant’s agent at a site meeting prior to the submission of the Application. 

United Utilities -  No objections to the proposed development.

Environment Agency – N/A



	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 ENV17 - Details Required with Proposals in Conservation Areas.

PPS5 – Planning for the Historic Environment: Planning Practice Guide (HEPPG).

National Planning Policy Framework (NPPF).



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

	Cold Coates Farm comprises a group of buildings on both sides of Collins Hill Lane within a rural area to the west of the village of Chipping and within the Forest of Bowland Area of Outstanding Natural Beauty.  In addition to the farmhouse and group of agricultural buildings, there is another dwelling on the west side of the road that is in separate ownership.  

The application relates to a stone built barn relatively close to the site frontage on the eastern side of the road.  There is a modern lean-to agricultural building attached to the rear (east elevation) of the traditional building.  Permission is sought for the demolition of the modern agricultural lean-to building and the conversion of the traditional building to form two, relatively small, two bedroomed dwellings.  The floor space of the demolished modern lean-to building would be replaced by the construction of a similar lean-to between two existing modern agricultural buildings to the east of the traditional building.  

Vehicular access would be formed on to Collins Hill Road to the south of the building which would give access to a combined parking/turning/garden area to serve both proposed dwellings.  In this way, the residential access would be separated from the agricultural traffic that would continue to use the existing access into the farmyard to the north of the building.  The new access would require the removal and replanting of an existing hedge in order to provide the required visibility splay.  Subject to appropriate conditions, this element of the application is to the satisfaction of both the County Surveyor and the Countryside Officer. 

As a barn within a group of buildings, in principle its conversion to form two dwellings is in accordance with the relevant saved policies of the Local Plan.  

Whilst generally supporting and advocating sustainable development, a specific element of the recently adopted National Planning Policy Framework (Section 3) relates to ‘supporting a prosperous rural economy’.  At paragraph 28, it is stated that Local Planning Authorities should promote the retention and development of local services and community facilities in villages, such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.  It is then stated at paragraph 55 that ‘to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  For example, where there are groups of smaller settlements, developments in one village may support surfaces in a village nearby’.  

This proposal would provide two relatively small dwellings outside, but relatively close to the village of Chipping.  In a small way, it would help to sustain and retain the existing facilities in the village.  Although not applied for as agricultural workers dwellings, it is understood that the dwellings would be occupied by members of the farmer’s family.  I consider the proposal to comply with the sustainability requirements of NPPF.  

Having established that the proposal appears to be acceptable in principle, the conversion scheme 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 barn to which the application relates is on a main road within a group of buildings 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 report submitted with the application concludes that the main two storey part of the building is in reasonable structural condition and could be converted without any major rebuilding works.  However, the small single storey element of the front would need to be demolished and rebuilt.  

3. The building is of sufficient size to provide suitable new living accommodation for both proposed units without any extensions being necessary or proposed.  

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 group of buildings.  

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 rebuilding of the small single storey section at the front of the building.  

2. The conversion scheme takes full advantage of existing window and door openings such that no new openings are required or proposed.  

3. The garden/parking/turning area immediately adjoins the southern elevation of the building in and is not considered to be of excessive size given that it is serving two dwellings.   There is therefore not considered to be any significant intrusion into the undeveloped open countryside.  

The barn is not listed, but given its age, it could be considered to represent a non-designated heritage asset.  In that regard, a brief Heritage Statement has been submitted with the application.  This states that the main two storey part of the barn was built in approximately 1850 but the single storey front part of the building has been there for longer as it appears on an OS map dated 1844.  The historic maps show that many changes have occurred at the location of the site over the years and it is constantly evolved.  Therefore, as historically the site has not stood still, it is not envisaged that the further development will cause any detrimental impact of a site.  The opinion is actually expressed in the Heritage Statement that the removal of the adjacent modern agricultural building would in fact enhance the building that is proposed to be converted.  It is staged in the Heritage Statement that the conversion scheme has paid regard to English Heritage advice on the conversion of rural buildings in order to ensure that, once converted, the building would not cause any detrimental impact on the surrounding area, and to ensure that it would retain its agricultural appearance and integrity with as much of the historic features of the barn remaining as possible.  As previously stated in this report, it is also stated in the Heritage Statement that no new window or door openings are proposed as each property would benefit from the existing window and door openings.

Overall, I do not consider that the proposed conversion would result in any significant detriment to the building as a non-designated heritage asset.

The barn is sufficiently far away from the other dwellings within this group of buildings that its proposed conversion would not have any detrimental effects upon the privacy or general residential amenities of any existing neighbouring residents.  

A bat and owl survey and report submitted with the application confirms that no signs could be found of bats or owls using this building.  As such, the development would not have any adverse effects on protected species and would therefore comply with Policy ENV7 of the Local Plan.  However, a condition will still be required to ensure compliance with the mitigation measures included within 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 effects upon visual amenity, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














