Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0253/P

	Development Proposed:
	Substitution of house type.  Amend approved application 3/2010/0877/P with additional roof lights and window openings.  Lane Ends Barn, Balderstone, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Balderstone Parish Council - No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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.

National Planning Policy Framework.



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

	This application effectively seeks an amendment to the design of a recently approved barn conversion located adjacent to Lane Ends House, off Nightfield Lane, Balderstone.  The site lies within open countryside as designated within the Districtwide Local Plan.  The principal of the conversion of the barn to a dwelling has been previously accepted so the key considerations with regards to this application are the detailed design elements of the proposal.  A number of the amendments are proposed due a change in the land owned around the building meaning that a number of openings could not be used, with the rest being due to proposed internal changes to the layout.  The curtilage of the property remains as per the previously approved scheme.

Advice relating to the revisions to the internal layout and the window openings is provided by 

Policy H17 of the Local Plan which 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 “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. It should be remembered that these are not new buildings, and this should be reflected in the final scheme. 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.”
The main differences between the previously approved scheme and that submitted are as follows,

SE Elevation – Stays exactly the same,

SW Elevation – Number of roof lights reduced to two from three and moved onto the single storey element of the building, and the ground floor window in the two storey elevation moved to the first floor,

NW Elevation – Ground floor window deleted from the scheme and moved to the NE Elevation, and

NE Elevation – Number of roof lights increased from two to five and window from NW elevation inserted at first floor adjacent to previously approved window.

For reference, the original plans submitted were considered to be unacceptable due to the excessive number of new openings proposed, as well as the style, size and design of the openings, and also the inappropriate alterations proposed to the existing openings.  Following discussions with the agent, a more sympathetic approach was been adopted and the details were approved.  The amendments proposed under this scheme are considered to continue this process of being sympathetic despite the openings being focussed more to the NE elevation.  The five roof lights in this elevation reflect the four there were originally in the roof plus one removed from the SW elevation, and the additional first floor window is taken from the gable end, however due to this being one of the least visible elevations the impact on the character of the building is considered acceptable.  The SE and NW elevations remain the same, with the SW elevation (the most visible elevation) now containing fewer openings than previously approved.  This also helps to maintain the form of the building and its agricultural character.  The scheme still proposes timber doors and windows to be set back within the openings with stone heads and cills for all the new openings, all of which is considered sympathetic to the existing building and the adjacent Farm House.  On this basis, the design of the scheme is still considered to comply with Policies H16 and H17, and will have an acceptable impact on the character and setting of the existing barn, nor will it have a detrimental impact on the location, as there is very little change to the existing streetscene.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the same issue remains with the openings in the SW and SE facing elevations that face directly onto the curtilage of the adjacent property.  However as with the previous scheme the windows will be conditioned to be obscure glazed and to be fixed lights/non-opening, thereby limiting the impact on the occupiers of this adjacent dwelling. The small section of amenity space to the SE of the building will be enclosed by a new 1.5m high dry stone wall to be constructed opposite the SE elevation, with a new hawthorn hedge planted along the rest of the boundary (indicated on the Proposed Site Plan between points B & C) shielding the a large portion of the rear garden area of Lane Ends House. As such, I do not envisage that the new windows or indeed the use of the garden/parking area to rear of the converted building will cause a significant impact on the amenity of the occupiers of the adjacent dwelling.

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: 18/07/2012














