Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0461/P 

	Development Proposed:
	Application for the renewal of planning permission 3/2009/1061/P for the conversion of a redundant barn to form a single 2 bed dwelling at 17 Dilworth Lane, Longridge, Lancashire, PR3 3SU.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objections to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Principal Engineer (Highways) – No comments to make.

Environment Agency – No comments to make.



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversion – Building to be converted.

Policy H17 – Building Conversions – Design Matters.

Longridge Conservation Area Appraisal 2007.

Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF


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

	This application seeks to renew an extant application for the conversion of a barn into a dwelling within the settlement of Longridge.  The main consideration therefore is whether the introduction of the NPPF has altered the principle of the development sufficiently to warrant a different recommendation.

The site lies within the settlement boundary of Longridge and therefore whilst the principle of the development of the site for a new build dwelling would be acceptable, it is still considered important to look at the relevant guidance and policies in respect to barn conversions to ensure the scheme has a high standard of design.  This is particularly important, as the scheme must have a minimal impact on the character of the building, which is considered of ‘Townscape Merit’ within the Longridge Conservation Area Appraisal.  Paragraph 132 of the NPPF is considered to be important when considering the impact of a proposed development on the significance of a designated heritage asset (Longridge Conservation Area), as it notes that ‘great weight should be given to the asset’s conservation, and the more important the asset, the greater the weight should be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification.  Paragraph 134 continues noting that ‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use.

When originally submitted it was considered that due to the roadside location of the building and the contribution it makes to the Conservation Area, the building was considered to be of architectural and landscape merit and of visual benefit to the location that its retention was considered worthy.  The Council therefore assessed whether there will be any harm caused to the location, or indeed the building, by virtue of the conversion of the building.  Details were supplied to indicate that the building is structurally sound and capable of conversion, and the scheme proposed utilises all the existing openings within the building, without the need for additional large openings.  The scheme includes the removal of the large barn door on the front elevation in order to provide a new recessed garage door with a bedroom window at first floor, however the existing opening is utilised to its maximum in order to prevent the need for significant alterations to this main elevation.  This of course would have some visual impact on the building, however considering this is the only external alteration required, the Council were satisfied that the conversion is sympathetic to the building itself, and to the setting of the Conservation Area, and there would be no materially damaging effect on the character of the building, or on the setting or character of the Conservation Area. 

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the extremely small nature of the windows proposed within the tiny existing openings, the close-boarded fence surrounding the site at present, at approx. 1.7m in height and the fact it is already used as additional garden area to no. 17 Dilworth Lane, the impact on the amenity of the nearby neighbours will be minimal.

There are again no objections to the proposal on highway safety grounds, and the Council’s Environmental Health Department, again recommend that an investigation and assessment be carried out prior to any work being undertaken.

On this basis, the scheme is still in compliance with the relevant policies, and I recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact or be to the detriment of highway safety. The scheme also has an acceptable impact upon the character and setting of the Building of Townscape Merit and the Longridge Conservation Area.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 31/05/2012











