Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/1072 (Listed Building Consent) & 3/2012/1073 (Planning Permission).

	Development Proposed:
	Proposed conversion of barns at Causeway Farm into three dwellings, to include change of of use of the small area to the South West of the barns (units 2 & 3. The area adjacent to unit 2 to accommodate a new garage and a small amenity area, whilst the area adjacent to unit 3 will be for car parking and amenity use at Causeway Farm, Longsight Road, Osbaldeston.

	CONSULTATIONS: Parish/Town Council

	Parish Council: No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objections.

LCC Archaeology: No objections but would request the use of a condition in respect of building recording and analysis. 



	CONSULTATIONS: Additional Representations.

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (DWLP):

G1 – Development Control.

ENV19 – Listed Buildings.

H2 – Dwellings in the open countryside.

H15 – Barn Conversions (Location).

H16 – Barn Conversions (Building).

H17 – Barn Conversions (Design).

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft, Post Submission Version - including proposed main changes):

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.

DMH3 – Dwellings in the open countryside and AONB.

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

National Planning Policy Framework (NPPF):

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

	Planning consent and Listed Building Consent is sought for the conversion of barns to form residential dwellings and associated garaging and amenity space.

Since the original submission of the application the scheme has been amended significantly, to the extent that the abovementioned description (as submitted by the applicant) does not accurately reflect the development now under consideration.

The amendments made to the scheme have reduced the number of proposed dwellings to one; this has also reduced the number of garages that are required to one, which is to be provided by converting an existing building that was originally earmarked for conversion to a dwelling.

I would therefore, in the event of the LPA approving this proposed development recommend that the description on any approval should be amended to read; ‘Proposed conversion of barns to form a dwelling and detached garage’; for the avoidance of any doubt given that the scheme has been subject to amendments.

Causeway Farm is located on land between Longsight Road (A59) located to the South and Higher Commons Lane situated to the North. The farmhouse is a Grade II listed building, designated in 1986. The buildings to be converted are traditional agricultural buildings constructed from stone under slate roofs.

The key considerations in the determination of these applications are:

· The principle of the proposed development.

· The impact of the proposed development upon the character, setting and visual amenities of the built environment and open countryside.

· The impact of the proposed development upon the character, setting and visual amenities of the adjacent listed building. 

· The sustainability of the proposed development. 

The principle of the proposed development is established through the prevailing local and national planning policies outlined within the Districtwide Local Plan (DWLP), the emerging Core Strategy (CS) at a local level and the National Planning Policy Framework (NPPF) at a national level.

Policy H2 of the DWLP and DMH3 of the CS allows for the suitable conversion of buildings provided they are suitably located and subject to any alterations being compliant with the general objectives of Policy G1, H15, 16 and 17 of DWLP and DMG1 and DMH4 of the CS.

In addition to this, at a national level, the NPPF advocates sustainable development and carries a presumption in favour of sustainable development.

The proposed conversion would reuse buildings that are currently redundant. The proposed conversion does not require the extension of the existing buildings. In addition to this the existing building benefits from numerous existing window and door openings. The result of this is that the need to break new window and door openings has been minimised. This will ensure that the existing character and setting of the building will be broadly retained.

I am therefore satisfied that the principle of the proposed development is acceptable.

Traditional agricultural buildings such as the ones, which form the subject of this application, form part of the character and setting of the open countryside contributing to the character of the Borough. The conversion of such buildings can help to ensure that they are preserved as landscape features and safeguarded. However to ensure that this is the case conversions must be done sympathetically and retain as much of the character of the original buildings as possible. Conversions that require a significant amount of rebuild or alterations would suggest that the original building is not suitable for conversion.

In this particular instance there are no extensions proposed to the buildings. In addition to this exterior alterations have been kept to a minimum, This is by virtue of the fact the existing building already benefits from having numerous existing openings. I am therefore satisfied that the proposed development accords with DWLP Policies H15, 16 and 17 and Policy DMH4 of the CS and that the proposed development would not adversely harm the character, setting or visual amenities of the open countryside.

As discussed above the neighbouring farmhouse is a Grade II Listed Building. No works or alterations are proposed to the existing farmhouse. The existing relationship between the buildings to be converted and the existing farmhouse will remain as it is at present. I am therefore satisfied that the proposed development would not adversely harm the character, setting or significance of the listed building to an extent that would warrant the refusal of planning and listed building consent on such grounds.

As discussed above the National Planning Policy Framework advocates sustainable development. Paragraph 55 of NPPF states; ‘To promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities. ……. Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances such as:

· The essential need for a rural worker to live permanently at or near their place of work.

· Where such development would represent the optimal viable use of a heritage asset or would be appropriate enabling development to secure the future of heritage assets; or

· Where the development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting; or

· The exceptional quality or innovative nature of the design of the dwelling.

In respect of this particular development I consider it to accord with the third bullet point. In addition to this it also important to consider the general location of the development in relation to amenities and services.

Development which would by virtue of its location be heavily dependant upon private car journeys in order to access amenities, services and places of work would be deemed to be an unsustainable form of development. However in this particular instance the development site could be deemed to be a sustainable location. Within 600m of the development site there are, bus stops providing access to public transport, petrol station and convenience store, public house, primary school, church and motor vehicle repair centre. All of which are located within suitable walking distance of the development site.

The development site is to be accessed via the existing access to Longsight Road and also by a previously approved access track that exits the site on to Higher Commons Lane. The County Surveyor has raised no objections to the proposed development on highway safety grounds.  

Therefore to conclude. The development is considered to accord with the prevailing local and national planning policies. The development would bring a currently disused building back into viable use without having a significantly detrimental impact upon the character, setting or visual amenities of the open countryside or those of the adjacent listed building. I therefore see no material objections to the granting of this consent and 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 and listed building consent is granted.


DATE INSPECTED: 














