Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0508/P

	Development Proposed:
	Replacement dwelling and attached barn including link to detached barn all to create a single dwelling including detached garage and annex, replacement agricultural building and demolition of agricultural buildings at Halton Hill, Garstang Road, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received within the statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that this is a long established access to an existing farm complex and therefore he has no objection in principle to the proposals.  He adds, however, that on visiting the site he noticed that visibility at the site access is restricted looking east along Garstang Road towards Chipping but that, due to the layout of the road at this point, traffic speeds are low.  Whilst it does not justify a specific planning condition, the County Surveyor contacted the applicant’s agent to recommend that the possibility of making some modest improvements to the visibility splay by replacing a short length of the existing frontage hedge and fencing or replanting back from the carriageway edge should be investigated.  

Environment Directorate (County Archaeologist) – Comments that the existing buildings are considered to be of some historical interest dating from the first half of the 19th century, having undergone a number of alterations in response to changes in agricultural practices and economics; the period 1750 to 1880 having been recognised as the most important period of farm building development in England.  The County Archaeologist comments that the proposal will have a significant impact on the historic character and appearance of the buildings.  Therefore, in the event that the Local Planning Authority is minded to grant planning permission, it is recommended that the recording of the buildings prior to conversion be secured by means of an appropriate condition.  

United Utilities – No objections to the proposed development. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS5 – Planning for the Historic Environment: Planning Practice Guide (HEPPG).

National Planning Policy Framework (NPPF).



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

	Halton Hill Farm is within the open countryside and the Area of Outstanding Natural Beauty.  It is located at the end of an approximately 250m long access track off the south side of Garstang Road approximately 800m to the west of the village of Chipping.  There are numerous other small groups of dwellings, farm buildings, complexes etc surrounding the application site at distances ranging between approximately 170m and approximately 350m.  

The buildings on site comprise a three bed house and attached barn (buildings 1 and 7), a detached stone barn (building 2), concrete block shippons/hen cabins (buildings 3, 4 and 9), timber sheds (buildings 5 and 8) and a Nissan hut (building 6).

The farmhouse is presently not occupied and appears to have been vacant for a number of years.  It is, however, relatively structurally sound and contains its internal fixtures and fittings.  In my opinion, the dwellings has not been ‘abandoned’ (this opinion was also expressed in a response to a pre-application enquiry in respect of this proposed development).  The proposal involves a mixture of conversion and re-development in order to bring this farmstead back into use.

The existing house and attached barn would be demolished and rebuilt on the same footprint maintaining the external distinction between farmhouse and barn retaining both cart entrances and hay loft openings.  The stonework would be salvaged completely from the demolished existing building.  The whole of the rebuilt building would be used for residential accommodation and would be attached by a glazed link to the stone barn (building 2) that would also be converted to form further residential accommodation.  

The large dilapidated concrete block Building 3 would be completely demolished and rebuilt to form domestic garage and visiting family annex.  The agricultural Building 4 would be rebuilt in the same position with a slightly different footprint and positioned to afford shelter to the farmyard and yet isolate the agricultural elements from the domestic elements.  

Buildings 8 and 9 would be demolished and Building 6 would be replaced with a greenhouse.

The proposal was the subject of a pre-application enquiry, the initial written response to which was that, subject to a number of alterations to specific details of the scheme, the proposal appeared to be acceptable in principle when considered against the relevant saved policies of the Local Plan and the advice contained within the National Planning Policy Framework (NPPF).  The required alterations related to matters of detail such as the number, size and arrangement of window openings.  An amended plan was submitted as part of the pre-application process and the pre-application officer confirmed to the agent that the amended plans had addressed all of his concerns.  All of the agreed alterations have been incorporated into this formal planning application.

In relation to saved Local Plan Policies G1 and ENV1, it was stated in the pre-application response that, in general terms, the size, intensity and nature of the proposed development is sympathetic to the existing land uses of the area; that the proposal sought to remove some unsightly derelict buildings, and would achieve an overall reduction in the bulk of development on the site; and that in terms of the density and layout of the proposed development, the proposal to redevelop buildings largely on existing footprints would appear to be acceptable in policy terms.

Saved Policy G5 of the Local Plan seeks to limit new developments in the open countryside and specifies a number of types of development that are considered to be acceptable in such locations.  The Pre-Application Advice Officer said that he was confident that the replacement agricultural buildings would be in line with this element of the Local Plan but that the wider proposal fell outside the ambit of this generally restrictive policy.

Policy H14 of the Local Plan controls the rebuilding or replacement of dwellings within the open countryside and includes guidelines for maximum percentage increases in the size of the original dwelling.  As originally submitted, the pre-application enquiry showed a replacement dwelling of a size that was considered to be contrary to the guidelines contained in Policy H14.  Following discussions/amendments, however, the scheme as now comprised in this formal planning application was considered by the Pre-Application Advice Officer to be acceptable.

Following discussions/amendments at pre-application stage, the conversion element of the proposal was also considered to satisfy Policies H15, H16 and H17 of the Local Plan.

The annex accommodation comprised in the proposed scheme was also considered at pre-application stage to be in compliance with saved Policies G1 and H9 of the Local Plan and therefore acceptable in principle.

The residential curtilage defined in red on the submitted application plans more or less follows existing boundaries and is relatively small for a dwelling of this size/type.  Policy H12 of the Local Plan is therefore satisfied in my opinion.

The final consideration made at pre-application stage concerns heritage issues.  The existing main buildings at this farmstead are considered to represent a non-designated heritage asset.  The County Council Archaeology Service was consulted on the pre-application enquiry.  They stated that the Heritage Statement submitted with the enquiry did not provide enough details for them to determine if the buildings might be considered to be of such archaeological or historical interest to merit recording.

The Heritage Statement submitted with this formal planning application does now include sufficient details for the County Council Archaeology Service to comment upon the application.  Their comments are referred to earlier in this report.  The condition recommended by the County Archaeologist will therefore be imposed on any planning permission in respect of this proposed development.

I agree with the advice given at pre-application stage that the proposed development is acceptable in principle when considered in relation to the relevant policies of the Local Plan.

Section 3 of NPPF “Supporting a Prosperous Rural Economy” advises that Local Planning Authorities should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustain new development; and that, to promote a strong rural economy LPA's should (amongst other things):

· support the sustainable growth and expansion of all types of business and enterprise in rural areas both through conversion of existing buildings and well designed new buildings;

· promote the development and diversification of agricultural and other land based rural businesses;

· promote the retention and development of local services and community facilities in villages, such as long shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

This proposed development would bring back into use an existing farmstead with farmhouse.  It is therefore an appropriate development for the locality that will be sustainable and of benefit to the local rural economy as advised in NPPF.

Overall, therefore, I consider that he proposed development conforms to the relevant policies of the Local Plan and also the advice contained in NPPF.  I can therefore see no objections in principle to the proposed development subject to appropriate conditions.

Two of the required conditions relate to matters not yet covered in this report.

Daytime and evening surveys for bats were carried out in respect of all the buildings to which the application relates.  The conclusion in the report submitted with the application was that no evidence of bats using any of the buildings as a roost site could be found and that no bat mitigation or habitat enhancement measures were required.  A barn owl survey was also carried out and again the conclusion in the report was that barn owls do not use the buildings.  It is nevertheless considered appropriate to impose a condition that advises the applicant/developer of appropriate actions in the even that bats are found during development works.

The proposed glazed link between the replacement dwelling and the existing building no 2 that is to be converted into living accommodation, would be across the route of a public footpath that runs through the existing farmyard.  The agent has always been aware of this and has already commenced works in respect of securing a Footpath Diversion Order.  He agreed with the Pre-Application Advice Officer that this matter could be covered by a condition that no development shall take place in relation to the construction of a glazed link until an appropriate Footpath Diversion Order was in place.  In the event that no Footpath Diversion Order is obtained, the scheme has been designed such that it would still “work” even without the link.  An appropriate condition is therefore required to cover this particular matter.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would bring back into use an existing farm with farmhouse resulting in benefits to the local rural economy and without any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 June 2012














