Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0592/P

	Development Proposed:
	Proposed change of use of barn to a 3 bed dwelling at Bowfields Farm, Bowfields Lane, Balderstone, BB2 7LW.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy ENV7 – Protected Species

Policy H15 - Building Conversions – Location

Policy H16 - Building Conversions - Building to be Converted

Policy H17 - Building Conversions - Design Matters

English Heritage – Best Practice Guide on the Conversion of Farm Buildings

National Planning Policy Framework

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

	The application relates to a barn attached to an original farmhouse and cottage on Bowfields Lane, Balderstone within an area designated as Open Countryside, outside any of the borough’s defined settlements, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   The barn is considered to be a non-disgnated heritage asset given its historical form and integrity, as an isolated farm, is still evident today.

Permission is sought to convert an existing barn attached to a former farmhouse to a three bedroom dwelling.  No new openings are proposed to the three elevations of the barn, however, a number of rooflights are proposed in both the north and south facing roofslopes.

Public Footpath no.21 in the parish of Balderstone runs adjacent to the northern elevation of the barn and runs in a west to east direction.  Public Footpath no.26 also exists to the north of the site and runs in a north to south direction.  The barn is therefore highly visible from the public realm.

In terms of the principle of development, Policy H15 of the Local Plan allows for the conversion of traditional farm buildings where they form part of an already defined group of buildings is acceptable.  Bowfields Farm is made up of the original farmhouse, an attached cottage, this attached barn and a small traditionally built outbuilding.  The location of the barn therefore appears to meet the ‘location’ criteria off this policy.

Policy H16 concerns itself with the structural capability of the building to be converted and whether major alterations or rebuilding would be required to enable its conversion that would adversely affect the character or appearance of the building.  A structural survey has been submitted which would appear to accord with plan policy.  

In relation to new openings; one new opening is proposed on the south elevation which currently contains only the wagon door opening and an additional window, plus the alteration of two existing windows, is proposed on the northern lean to aspect of the barn.  On the western gable of the barn, an existing first floor level window would be blocked up.  I recognise the creation of additional windows would give a domestic air to the property, however, I do not consider the alterations to significantly detract from the character of the barn.  In relation to the roof of the barn, as initially submitted a total of nine roof lights were proposed.  The size and number of the roof lights proposed on the barns two roofslopes were considered to be excessive and would have detracted from its unadorned roof which is the barns dominant feature when viewed from PROW no.26 which would have adversely affected the barns intrinsic character.  Furthermore, the effect of the number of rooflghts would have adversely affected the visual amenities of the open countryside in which the barn it is set.  With the introduction of the NPPF and taking in to account the EH Best Practice Guidance on the Conversion of Farm Buildings along with Policy H17 of the Local Plan, identifying the unadorned roofs of barns as being one of their most important features, I therefore requested the number and size of rooflights be reduced.  Amended plans have been received dated the 29 August 2012 showing six of the rooflights removed and the three remaining roof lights reduced in size. One of these rooflights would be placed on the northern elevation, with two on the south elevation. I consider these amendments have drastically reduced the impact the works would have on the intrinsic character of the barn and are thus acceptable.  The windows will be in timber to reflect the historic materials still in existence today and this is also compliant with local policies.

The extent of curtilage proposed is moderate in size and uses part of the land already used as curtilage in relation to the adjoining farmhouse.  I thus consider this aspect of the proposal to be acceptable.
A bat survey has been submitted, dated the 23 May 2012 which found no evidence of bat activity within the building, and therefore concludes that there would be a negligible risk of disturbing roosting bats as a result of the proposed works, however, in order to safeguard this European Protected Specie a number of mitigation measures are included which should be adhered too.

Therefore, taking the above comments into consideration I recommend the application 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 JULY 2012














