Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0960

	Development Proposed:
	Conversion of barn/shippon to form extension to existing farmhouse at Lower Warble Hey Farm, Barker Lane, Mellor.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections – Visibility onto Barker Lane is severely restricted to the South by a frontage stone wall, however this is an existing access road and the proposed development is unlikely to generate significant additional vehicle movements.

County Council Archaeology – Requests the use of a condition relating to the implementation of a programme of building recording and analysis.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

G1 – Development Control.

ENV3 – Development in the Open Countryside.

ENV4 – Green Belt.

H10 – Residential Extensions.

H15 – The Location of the Building to be Converted.

H16 – The Building to be Converted.

H17 – Design Matters.

SPG – Extensions and Alterations to dwellings.

Core Strategy (Regulation 22 Submission Draft)

DMG1 – General Considerations.

DME2 – Landscape & Townscape Protection.

DMH3 – Dwellings in the Open Countryside and AONB.

DMH4 – The Conversion of barns and other buildings to dwellings.

DMH5 – Residential & Curtilage Extensions.

EN1 – Green Belt.

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

	Planning consent is sought for the conversion of an existing barn/shippon to form an extension to the existing farmhouse at Lower Warble Hey Farm, Mellor. The development site is located outside of a main settlement as defined by the Ribble Valley Districtwide Local Plan. It is however located on designated as open countryside, in addition to which is also defined as being within an area of designated Green Belt land.

Lower Warble Hey farm is located to the East of Barker Lane. The site currently consists of a short terrace of buildings. Currently these are subdivided into three individual sections. The first section, closest to Barker Lane, is a small cottage. Consent was granted to extend the existing dwelling into the vacant cottage in 2001. This work is still in progress; presently the cottage is in shell form and is not occupied. The second building, in the centre of the terrace, is the main farmhouse. This is fully occupied. The final section of the terrace located to the Western end is currently an agricultural barn. It is this section that forms the subject of this current planning application. The remainder of the site consists of various detached outbuildings and a recently constructed mixed use agricultural building. The existing terrace of buildings are constructed from random stone under a dual pitched slate roof.

The proposed development consists of the change of use of the existing barn to residential use and the extension of the existing farmhouse into the converted barn. The key considerations in the determination of this application are; the principle of converting agricultural buildings for residential use, what, if any, alterations will be made to the exterior of the barn and whether these are considered to be appropriate. The impact the development will have upon the character and setting of the open countryside and in this particular instance the Green Belt and whether the development would be detrimental to the residential amenity of the area. 

The principle of converting redundant agricultural buildings for residential purposes is well established, subject to the proposals complying with the relevant policies regarding conversion. As discussed above the barn to be converted is located within an existing group of buildings. Therefore the building is not considered as being isolated. As such it would not be considered to have a severely detrimental impact upon the character and setting of the countryside.

The applicants have submitted an accompanying structural survey for the barn. Over its lifetime the barn has been subject to various repair works, such as small elements of rebuilding and reroofing. This has ensured that the barn has been kept structurally sound and in a good state of repair. The submitted structural survey has found very few signs of structural movement within the building. The process of conversion may actually benefit the structural integrity of the building, with no need to carry out any major works. This structural survey would therefore suggest that the building is suitable for conversion without the requirement for major building works to be carried out. This will allow for much of its current character to be retained.

When considering an agricultural building for conversion there is a requirement that the conversion respects the agricultural heritage of the existing building and retains as much of this character as possible. Barns traditionally form part of the historic fabric of the countryside and contribute to the visual character and setting of the open countryside. Typically the design of barns are one of function, therefore they can generally be characterised by the limited number of window and door openings they have. The process of building conversion has to therefore strike a balance between retaining the historic character of the building and the requirements of modern day living. A feature, which can begin to dilute the historic character of the building to be converted, is the insertion of new window and door openings and the formation of domestic garden areas.

In this particular scheme new or amended window openings are proposed on all elevations. The front (South East) elevation 1no. new window opening is proposed at first floor level. In addition to this the existing single entrance door and wagon doors will be amended. The individual door will be formed into a window with the wagon entrance becoming an entrance door with the arch of the doorway being heavily glazed. The wagon entrance will also be recessed which will reduce its prominence.  

The gable end (South West) elevation currently has no openings within it. It is proposed that two first floor windows will be formed. During the pre-application advice process it was proposed that three windows would be created in the gable end elevation. The concern with this element of the proposal was that it would appear overly domesticated to the detriment of the historic character of the building. The applicants have amended the plans to now propose only two window openings, which have also been made smaller in size.

The rear elevation (North West) will have 2no. new window openings formed and 1no. door opening. In addition to this an existing window opening will be reduced in size. A rooflight is also proposed in the rear roofslope.

The alterations to the formation and amount of openings to the rear elevation are perhaps greater than would be normally expected. However having considered this I do not believe the amount would be excessive enough to warrant the refusal of planning permission. I am of the opinion that the amount of openings would be in keeping with the other buildings in the group when viewed collectively. The proposed arrangement would certainly be less obtrusive than the arrangement that was original proposed during the pre-application advice process which included the formation of patio doors. All the windows and doors are to be constructed from timber.

The proposed rooflight would be a unique feature insofar as that it would be the first to be formed within the roofscape of the existing buildings. However I am of the opinion that it would have a minimal impact upon the character and setting of the building. This is because the existing farmhouse has a rear two storey projecting cross wing structure to its rear elevation. The proposed rooflight would be sited in close proximity to this structure and would to great extent be obscured by it. The proposed size of the rooflight and its positioning close to the eaves of the building will also aide to reduce its prominence.

The proposed conversion would not result in an increase in the footprint of the existing building. Nor would in lead to increase in the encroachment of domestic curtilage further into the open countryside. This is because the extent of the curtilage is already defined.

I am therefore satisfied with the proposed design and layout of the development and consider them to be appropriate.   

The development site has no immediate neighbours upon which the proposed development may cause detrimental harm to. Therefore I would not anticipate development to result in a loss of, or material harm being caused too, the residential amenity of the area.

As discussed earlier in this report the development site is located within land designated as Green Belt. The main aim of Green Belt land to act as a buffer between settlements and larger urban conurbations to prevent urban sprawl. Planning policy for such areas is well established and is restrictive; in order to protect the open countryside. However there are certain types of development that are considered to be appropriate within the Green Belt. The re-use of buildings is one such type of development that is considered to be appropriate; this is however provided that the building in question is considered to be permanent and substantial in construction. I am of the opinion that the building that forms the subject of this application satisfies this requirement.   

A bat survey of the development site has been completed and submitted as part of this application. The survey found no evidence of the barn being used by bats as a roost, however bats were detected around the existing buildings. Whilst the report states that the proposed development poses a low risk to bats it should be noted that no survey can be 100% conclusive, this is due to the nature of bats. I will therefore recommend the use of an appropriate planning condition to ensure that adequate protection will be afforded to bats during construction.

Due to the potential archaeological significance of the building the County Archaeologist has requested the use of an appropriate condition to ensure the building is recorded.

The County Surveyor (Highways) has not raised any formal objections to the development. However he has made reference to the existing vehicle access to site but notes that the development would not generate a significant increase in additional vehicle movements.

Having considered the submitted details and in view of the above report, I see no material objections to the granting of this planning permission. I therefore recommend 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 consent is granted.


DATE INSPECTED: 21st August 2012


(Visited during pre-application advice process)

















