Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0777/P

	Development Proposed:
	Conversion of barn to residential dwelling at Kellets Farm, Green Moor Lane, Knowle Green.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle to the proposal subject to the provision of a parking area sufficient for a minimum of two cars with an appropriate turning area.

Environment Directorate – County Archaeologist – Comments that the building could date from 1844 and should be considered of some historical interest.  The conversion will have a significant impact on the historic character and appearance of the building and may result in the loss of some historic fabric.  Consequently, if planning permission was to be granted, a condition should be imposed to ensure the implementation of a programme of building recording and analysis.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

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.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME2 – Sites and Species Protection and Conservation.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DMH4 – Conversion of Barns to Dwellings.

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

National Planning Policy Framework (NPPF).



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

	Kellets Farm comprises a group of building including the original farmhouse, a bungalow with an agricultural tie, the traditional barn to which this application relates and a range of modern agricultural buildings.  It is situated on Green Moor Lane in a rural location between Knowle Green to the north and Ribchester to the south.

The building that is the subject of the application is in a relatively central position within the group close to, and to the south of, the existing farmhouse.  It comprises a main two-storey section with single storey additions at each end.  The addition at the southern end is of stone construction, and is to be retained.  The addition on the northern end, closest to the farmhouse, is open sided, of part stone and part block work construction.  This is of no particular merit and is to be demolished.  There is also a modern agricultural building attached to the main rear elevation of the building.  This is also of no architectural or historical interest and is to be demolished.

The proposed conversion would form a dwelling comprising a lounge, dining room, study and kitchen on the ground floor.  A utility room would also be provided in a small extension on the rear elevation with a cat slide roof.  At first floor level, there would be three bedrooms (one with en suite facilities) and a bathroom.  Access would be from the existing drive that serves the two existing dwellings and the agricultural buildings.  Two parking spaces would be formed adjoining the northern elevation of the building (as shown on an additional plan received on 8 November 2012 in response to the comments of the County Surveyor).  A relatively small curtilage would be formed at the rear of the building on land presently occupied by the modern agricultural building that is to be demolished.

As the barn is within a group of buildings, in principle its conversion to form a dwelling is in accordance with the relevant saved policies of the Local Plan and the equivalent policies of the Core Strategy Submission Draft.

Whilst generally supporting and advocating sustainable development, a specific element of the National Planning Policy Framework (Section 3) relates to “supporting a prosperous rural economy”.  At paragraph 28, it is stated that Local Planning Authorities should promote the retention and development of local services and community facilities in villages, such as local shops, meetings places, sports venues, cultural buildings, public houses and places of worship.  It is then stated at paragraph 55 that “to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  For example, where there are groups of smaller settlements, developments in one village may support services in a village nearby.

This proposal would provide a relatively small dwelling in an open countryside location but relatively close to the village of Ribchester.  In a small way, it would help to sustain and retain the existing facilities in Ribchester and other surrounding villages.  I consider that the proposal complies with the sustainability requirements of NPPF. 

Having established that the proposal appears to be acceptable in principle, the conversion scheme then needs to be considered in relation to Policies H15, H16 and H17 of the Local Plan and the equivalent policies DMH3 and DMH4 of the Core Strategy Submission Draft.  In that regard the following points are relevant:

1.
The barn to which the application relates is within a group of buildings with ready access to services and utilities and no additional expenditure by public authorities on the provision of infrastructure would be required.

2.
A structural report submitted with the application concludes that the main two storey part of the building is in reasonable structural condition and could be converted without any major rebuilding works.  The outer wall of the single storey outrigger on the southern elevation, however, is significantly bulged and requires rebuilding.  This small amount of rebuilding is significantly less than the usually accepted maximum of 30%.

3.
The building is of sufficient size to provide suitable new living accommodation for the proposed unit.  A small extension, however, is proposed, but this will be in a position on the rear elevation of the building where there is evidence of an extension having previously existed.  The extension will also cover a small part of the footprint of the modern agricultural building that is to be demolished.  The extension is also smaller in size than the inappropriate existing extension on the northern elevation of the building that is to be demolished.  Overall, I consider that the proposed small extension with a cat slide roof would not significantly detract from the appearance or character of the building.

4.
Being of traditional form and materials, the character of the building and its materials are appropriate to its surroundings.  The building is worthy of retention because of its historic setting within the group of buildings.

Policies H17 and DMH4 relate to design issues in respect of which the following points are made:

1.
Appropriate natural stone and slate are proposed in the conversion works and in the construction of the small extension.

2.
As originally submitted, the conversion scheme involved some unnecessary and inappropriately designed and positioned new door and window openings.  This, however, has been addressed in amended plans received by the Local Planning Authority on 14 December 2012.  As amended, existing openings are appropriately used throughout and only three new windows and one roof light are proposed.

3.
A parking area is to be provided adjoining the northern end elevation and a relatively small garden area is to be formed at the rear (east) of the building.  The garden would occupy the area upon which the modern agricultural building presently stands and would not therefore involve any significant intrusion into the open countryside.

The barn is not listed, but given its age, would be considered to represent a non-designated heritage asset.  In that regard, a brief Heritage Statement has been submitted with the application.  This states that the barn was built around the early to mid 19th century from natural random sandstone with a slate roof.  It is stated that the footprint of the barn is the same today as it was historically with modern buildings being constructed over the past 50 years for the existing farm, as the barn became more redundant in terms of the use of modern agriculture and as the business grew.

It is stated that the design of the building is being considered in relation to Policies H15 and H16 of the Local Plan and also guidelines from English Heritage on the conversion of rural buildings to ensure that once converted the barn will not cause any detrimental effects on the surrounding area, and ensure that the barn will retain its agricultural appearance and integrity, with as much of the historic features of the barn remaining as possible.

Overall, I do not consider that the proposed conversion would result in any significant detriment to the building as a non-designated heritage asset.

A Bat and Owl Survey and Report submitted with the application confirms that no evidence was found of the use of the building by either barn owls or bats.  As such, the development would not have any adverse effects on protected species and would therefore comply with Policies ENV7 and DME3.  However a condition will still be required to ensure compliance with the mitigation measures included within the survey report.

Overall, I consider this to be a sympathetic conversion of this barn that would have no detrimental effects upon visual amenity, highway safety, or the amenities of any nearby residents.  As such, the proposal complies with all the applicable planning policies and guidance.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed conversion respects the appearance and character of the building and would have no seriously detrimental effects upon visual amenity, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














