Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0995/P

	Development Proposed:
	Proposed conversion of an existing dwelling and attached annex into two separate residential properties and erection of a single storey double garage at Oak Mount Farm, Ribchester Road, Clayton-Le-Dale, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Clayton-Le-Dale Parish Council – No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Engineer) – No objection to this proposal provided that the northern access point remains for the use of vehicles entering the site only.

United Utilities – No objections. 



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

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.

SPG - "Extensions and Alterations to Dwellings"

PPS3 – Housing.

PPS5 – Planning for the Historic Environment.



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

	This planning application seeks permission for the conversion of one dwelling with an attached annex into two separate properties. The existing dwelling consists of the original house known as ‘Oak Mount Farm’ with an annex within the restored and converted barn, known as ‘The Barn at Oak Mount Farm’. It has been a family home for the Applicant for over 8 years, with the Applicant living in the main dwelling while his daughter and her family lived in the annex. Now they have left, this leaves a large property to be managed and lived in by two people. The property has been for sale for some time but due to the size and scale of the property, only attracts a limited potential purchaser base. The decision was then made by the Applicant to detach the dwelling from the annex, which would allow the Applicant to move into the smaller annex property, and the larger Farmhouse to be placed on the market. The Applicant sees the Farmhouse on its own as a more appealing desirable property for the housing market.

The site falls outside the village settlement boundaries of both Copster Green and Ribchester and is designated as open countryside under the adopted Districtwide Local Plan. The scheme to separate the two units involves the removal of a section to the historic rear of the original building, which is essentially a link between the two, which currently houses a double garage and a first floor bedroom. A new double garage for Oak Mount Farm will be erected within the new curtilage of the main dwelling. The Heritage Statement supplied with the application notes that the works relating to the conversion of the barn into an annex took place in 1986. The works involved the loss of the majority of the original fabric and features of the barn, resulting in a complete change in its character. There are still elements remaining, such as original lintels, cills and jambs to some openings, however whilst the annex is a property of character and style in its own right, the details of the overall conversion which included the introduction first floor windows and external stair have contributed to virtually a complete loss of character of the original barn.

With regards to the principle of the development, this is a scheme for one new residential unit within the open countryside, which is covered by Policy H2 of the Local Plan. Policy H2 allows for 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’ and the buildings must be ‘structurally sound and capable of conversion without the need for complete or substantial reconstruction’. Policies H15, H16 and H17 provide further advice on this.

Policy H15 of the Local Plan 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. The property is located within its own vast curtilage, and is surrounded by a number of properties along this road heading towards Ribchester. Therefore, given there are no significant alterations proposed to the external character of the properties, the proposal is considered to comply with this particular Policy.

Policy H16 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”, with Policy H17 discussing the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition.

As discussed on site with the Agent and Applicant at Pre-Application stage, the Council consider all barns/barn conversion to be non-designated Heritage Assets. Given that part of the building is in fact a converted barn (despite appearance), Policy HE 9.1 of PPS5 should be considered within the Heritage Statement as it states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be. Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting, and loss affecting any designated heritage asset should require clear and convincing justification”. Clearly in this case as there is little 'original' fabric or character left from the barn, that the scheme does seek to retain those remaining features within the works proposed and in separating the two buildings, the setting for the main house is actually improved to be seen more prominently in it own right, I am satisfied that the development is in accordance with plan policy.
Finally, with regards to the proposed double garage, this has been designed to match the current character and style of the property, and there are no objections to this element of the scheme.
As such, in considering the above, the principle of the proposal submitted to convert the existing dwelling and annex into two properties is considered to be acceptable in principle, and in compliance with the above relevant Policies. The proposal submitted is considered appropriate and would be sympathetic to the character of the existing buildings on site, and it is for the above reasons that I recommend 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: Various








