Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0792/P

	Development Proposed:
	Conversion of vacant barn to single residential dwelling, formation of vehicular permeable hardstanding and of formal garden area, erection of dry stone wall to part of curtilage to match existing at The Old Joinery, King Henry Mews, Bolton-by-Bowland, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Additional Representations.

	No additional representations 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.

PPS5 – Planning for the Historic Environment.



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

	This application details the proposed conversion of an existing barn/workshop located approx. 1km south of the settlement boundary of Bolton-by-Bowland, adjacent to the residential development of King Henry Mews. The original buildings on this site were joinery workshops for Bolton Hall and its estate during the time of the Applicant’s Great Grandfather, Charles de Cardonel Wright, in the last 1800s. Planning permission was granted in the early 90s to convert the vast majority of these workshops to dwellings, which now comprise the King Henry Mews development to the west of the barn/workshop subject to this application. During the conversion of these buildings, the building subject to this application was derelict so the Applicant demolished and rebuilt it in early 2001 to use as a storage building in connection with the estate. This use is no longer required at this location, hence the application proposed to convert it into another dwelling. Vehicular access to the site is down an existing tarmac road that serves the existing properties of King Henry Mews. The surrounding land is in agricultural use and the landscape is open in character. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.

The application seeks permission for the conversion of the barn in question into a dwelling, with a garden area to be created to the south-western facing elevation of the building by inserting a simple timber post and rail fence. The land to the south-western elevation is already used as recreation space for the King Henry Mews development, however a strip of only 5m x 20m will be lost. The scheme also includes alterations to the access to the site in order to create a more suitable surface, as well as space for three cars to park off the access track. The residential curtilage for the site has been enclosed within the red edge shown on the plan.

The main issues with this application relate to the principle of the development, what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, any potential impact on the residential amenity of the adjacent property, any potential impact on habitats and any potential impact on highway safety.

With regards to the creation of one residential dwelling within the barn, guidance is provided within Policy H2 of the Local Plan, which notes “Outside the settlement boundaries, residential development will be limited to the appropriate conversion of buildings to dwellings, provided they are suitably located and their form, bulk and general design are in keeping with their surroundings. Also, that they structurally sound and capable of conversion without the need for complete or substantial reconstruction”.

Additional advice is also provided by Policy H15 of the Local Plan, which notes that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, however this is providing 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”.

Finally, 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.”
Given that the building has been rebuilt within the last 15 years, it is not considered to be a Heritage Asset (see PPS5), nor have historical interest, although had the building been the original building the scheme may have been considered slightly differently. That said, given the standard of the rebuild, the design, materials and the detailing surrounding the openings the building is still considered to be worthy of retention in line with Policies H15 and H16, and 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 existing development at King Henry Mews,

· that the structural survey provided with the application notes it is structurally sound and capable of conversion without the need for substantial reconstruction,

· that there is an existing access into the site that only requires minimal alteration to be improved, and

· that given the 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, 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 of openings within its elevations in respect to this proposal to convert it into residential accommodation, and the proposed layout of the property utilises these. The scheme only requires alterations to the one of the openings in the south-western facing elevation in order to create an additional doorway out onto the garden area, and the creation of a set of steps up to an existing doorway. Given they are visible only from within the site, they are considered acceptable. The scheme also proposes additional roof lights on the northeast (three) and southwest front (two) elevations of the roof, however these will be conservation type roof lights and again will not be significantly visible. The scheme has been slightly from what was originally submitted with some openings removed, a dry stone wall removed from around the property to be replaced with a timber post and rail fence (to retain the open nature of the site) and the use of a permeable surface to the track and parking spaces as opposed to tarmac, which will all help to retain the character and setting of this particular building. On this basis, the overall layout and design of the scheme is now considered to comply with Local Plan Policies H16 and H17, as it will have an acceptable impact on the character and setting of the existing barn, and will not have a detrimental impact on the location.
In respect of the visual impact on the A.O.N.B. and 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, and as such there is very little visual change to the site. The garden and parking areas will be screened from public view, with only the south-eastern elevation viewed form the adjacent public right of way. Permitted Development Rights will also be removed in order to retain control over further development of this site and to safeguard the character and setting of this rural location, and as such the scheme is considered visually acceptable.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the only potential issue is that the new dwelling will overlook a shared amenity space, however as this is already overlooked there are no objections in this instance.

In respect of the potential impacts on existing habitats at the site, I have discussed the bat survey submitted with the application with the Countryside Officer, and we are satisfied that conditions can be placed upon this proposal to enable the safe control of the future development of this site as per the proposed scheme.
Finally, in regards to any potential impact on highway safety, the Traffic and Development Engineer has provided no written response however I do not envisage the scheme will create any such problems either with regards to highway safety or in respect of the parking provided on site, especially given the existing number of passing spaces on the existing road down to the site.

Therefore, on the basis of the above information, 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: 09/11/2011














