Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0046

	Development Proposed:
	Proposed conversion of barn to dwelling, creation of garden and siting of new sewage treatment plant at Lower Gills, Wytha Lane, Rimington.

	CONSULTATIONS: Parish/Town Council

	Rimington and Middop Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations have been received.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy G5 – Settlement Strategy

Policy H2 – Dwellings in the Open Countryside

Policy ENV3 – Development in Open Countryside

Policy ENV19 – Listed Buildings

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:

	Permission is sought to convert an existing redundant barn, which is the most central of a complex of agricultural buildings formerly associated with the main farmstead and Grade II Listed Building Lower Gills farmhouse to the north. The site is accessed off Whytha Lane down a long gravelled track located approx. 1 mile south-east of the main settlement of Rimington within an area of designated Open Countryside.

The barn to be converted is stone built with a large attached concrete blockwork lean-to building to the rear (south-west) elevation forming a cat-slide roof with additional lean-to attached to the northwestern gable elevation.  Due to the existing landform the building is sited at a lower level within the site than the main farmhouse to the north and is surrounded by a number of smaller dilapidated corrugated roof outbuildings. Open fields interspersed with trees extend beyond the south-western, north-eastern and south-eastern elevation. A public footpath (FP41) runs the full length of the main access track and passes along the western side of the site.  

The main alterations to the barn involves the removal of the existing attached lean-to modern out-buildings to the south-western elevation and in their place the erection of a single storey lean-to measuring 15m x 3.5m with a maximum height of 4.3m. The scheme has sought to retain existing openings to the remaining three elevations of the building with two velux rooflights being inserted to the north-eastern rooflsope as well as a flue, and one velux rooflight to the south-western rooflsope.  A semi-circular gravel/grass banked area is currently fenced off to the south-western elevation of the building which is to be utilised as the main garden area of the property and the location for the septic tank. An l-shaped area closest to the building to the south-western elevation is to be defined by a 1.2m high stone boundary wall with space for four parked vehicles towards the north-western elevation.

Due to the existing landform and that the nearest residential property (Lower Gills) is sited 42 metres from the existing barn it is considered that any impact of the development upon the amenity of neighbouring residents will be minimal. Therefore the main consideration in the determination of this application is whether the principle of conversion is acceptable, and to assess the impact of the works upon the visual appearance of the barn in this area of designated Open Countryside and the setting of the neighbouring Listed Building.

With regards to the latter, Policy ENV19 of the Districtwide Local Plan states that in assessing the harm caused by any proposal the following factors will be taken into account:

· The desirability of preserving the setting of the building

· The effect of the proposed development on the character of the listed building

· Any effect on the economic viability of the listed building

· The contribution which the listed building makes to the townscape or countryside

· The extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment

Policy HE10.1 of PPS5 ‘Planning for the Historic Environment’ states that ‘when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset’.

Grade II Listed farmhouse Lower Gills and the barn to be converted are situated on two different levels within the site, bounded by an existing timber fence and there is a separation distance between them of over 40 metres. The access to the barn and outbuildings towards the bottom of the site is defined by an existing gated access off the main gravel track and no built development is to extend beyond the north-eastern elevation of the main barn towards Lower Gills. In consideration of these factors it is considered that there will remain a clear distinction (when viewed within the public realm from the public footpath) of the main rendered Grade II Listed farmhouse and the converted barn.  The main farmhouse will appear as the most prominent feature within the site and as such the conversion scheme will have minimal impact upon the setting of the Listed Building thus satisfying policy ENV19 of the Districtwide Local Plan and policies contained within PPS5.

With regards to the principle of conversion Policy H2 of the Local Plan states that ‘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 are ‘structurally sound and capable of conversion without the need for complete or substantial reconstruction’, a detail also picked up in 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’. Policy G5 also states as one of the criteria for development outside the main settlement boundaries as ‘other small-scale uses appropriate to a rural area which conform to the policies of the plan’.

National Planning Policy Statement 3 (PPS3) para 71 states that in the absence of a five year supply of deliverable sites (which is the current position within the Borough) planning applications for housing should be considered favourably having regard to the wider policies within the PPS and including criteria in PPS3 para 69. Paragraph 69 states that, in deciding planning applications Local Planning Authorities should have regard to, (among other issues):

· The suitability of a site for housing, including its environmental sustainability,

· Using land effectively and efficiently and;

· Ensuring that the proposed development is in line with planning for housing objectives reflecting the need and demand for housing in, and the spatial vision for, the area and does not undermine wider policy objectives.

The structural survey that has been submitted confirms that the building is capable of conversion, the materials used in the conversion scheme are considered appropriate and the barn is considered to be of landscape merit. The barn will not be viewed as isolated development as it is sited close to existing redundant agricultural buildings and in relatively close proximity to the farmhouse. Therefore it is considered that the principle of converting the barn into one residential dwelling is in accordance with the above policies.

With regards to detail of design the building is considered to be a non-designated heritage asset and have historical interest, showing the development of the building in response to changing agricultural practices. Policy HE7.5 of PPS5 states that ‘local planning authorities should take into account the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment’. Policy HE 9.1 states that ‘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. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification’. The building is also located within an area of designated Open Countryside in which Policy ENV3 of the Ribble Valley Districtwide Local Plan states that ‘development will be required to be in-keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials’ and that proposals should seek to conserve, renew and enhance landscape features.

Policy H17 of the Districtwide Local Plan includes more detail in relation to design matters of conversion schemes and notes that is acceptable when ‘the design of the conversion is of a high standard and is keeping with local tradition, particularly in terms of materials, geometric form and window and door openings’. The basic idea is that traditional farm buildings should remain largely unaltered and remain looking like farm buildings after conversion. ‘Most farm buildings have unbroken roof spaces, a limited number of windows and largely open interiors. It is possible to convert farm buildings without changing their character by recognising these principal features and by not trying to achieve maximum floor space’. 

The scheme has utilised all the existing openings of the barn on each of the elevations, with new openings to include rooflights to the roof and the erection of a lean-to extension to the rear. Due to the retention of existing openings to the majority of the barn it is considered that the significance, character and form of the building has been retained, thus complying with Policy H17 of the Districtwide Local Plan. The concrete blockwork lean-to extensions to the south-western elevation of the barn which are considered unsympathetic to the appearance of the traditional stone built barn are to be removed and in its place a more sympathetic and traditional extension that reflects in design terms lean-to extensions akin of milking parlours to main barns which are common within the borough is to be erected which reflects (whilst significantly smaller) in general form, the original attached lean-to and will appear subservient to the main barn. On balance, it is considered that the insertion of rooflights and the flue due to their size and number will ensure that the roof remains a positive feature of the barn. Works within the site such as the erection of the stone boundary wall will reflect the historic boundary of the site and are of a minimal nature so as not to harm the significance of the building. Permitted Development Rights will also be removed in order to retain this open, rural location. Therefore it is considered that the conversion scheme will enhance the positive features of the barn and will not significantly detract from its significance within this area of designated Open Countryside as viewed from the public footpath to the rear (south-west) of the building.
Therefore, I do not consider that this application would cause a significant detrimental impact upon the visual amenity of the area, the character of this traditional barn, the setting of the adjacent Listed Building or on nearby residential amenity. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, the setting of the adjacent Listed Building nor would it have an adverse visual impact upon the character and significance of the barn or the appearance of the Open Countryside.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 07/11/2011 – Carried out in relation to pre-application enquiry.














