Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/1102/P

	Development Proposed:
	Demolition of agricultural building and formation of garden area from agricultural land and change of use of outbuildings to form a residential dwelling at Groom’s Farm, Stirk House, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments to make on this application.

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 H2 - Dwellings in the Open Countryside.

Policy H12 - Curtilage Extensions.

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 DMH4 – Conversion of Barns and Other Buildings to Dwellings.

Policy DMH5 – Residential and Curtilage Extensions. 

National Planning Policy Framework.



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

	Groom’s Farm is located immediately to the rear (west) of the Stirk House Hotel, Gisburn.  It is served by the same access road off the west side of the A59 that serves the hotel.

The buildings in the applicant’s ownership are in the form of a quadrangle of part two storey and part single storey buildings that surround a central courtyard.  Access into the courtyard is via a “tunnel” through a two storey part of the building.  The three sides of the quadrangle comprise stables buildings that are no longer in use.  The fourth side comprises a workshop and a dwelling that is also presently not occupied.  In the south western corner of the quadrangle there is a presently occupied bungalow that is in separate ownership.  To the west of the building there is a barn of corrugated sheet construction that is in a poor state of repair.

In the submitted Design and Access Statement it is stated that Grooms Farm was purchased by the applicant’s father in 1955; that the stables were partially converted forming shippons for a dairy farm supported by 28 acres; that the farm became redundant 9 years ago through the economic climate; and that the applicant’s father retired in the residential section of the farm buildings until his death 3 years ago.

The existing dwelling and stables are now effectively redundant.  The stables are empty except for some ad hoc storage and the workshop is in continued use by the applicant in relation to his hobbies of vintage lorry refurbishment and motor sport.  The applicant’s proposals for the building are in two phases.  Phase 1 is to trade the existing cottage for a section of the stables to be converted into a family dwelling allowing occupation and progressing into Phase 2 which would involve appropriate alterations to the cottage, coupled with conversion of the remaining stables and workshop into holiday lets.

This application relates to Phase 1 and seeks permission for the conversion of an ‘L’ shaped section of the existing building to form a dwelling.  This involves a small, two storey section of the building with the rest being single storey and comprising the western half of the northern “leg” of the building and the whole of the western “leg”.

In the centre of the northern leg of the building there is a two storey shippon.  This part of the building would be converted to form a kitchen/breakfast room on the ground floor with two bedrooms (both with en suite facilities) at first floor level.  The rest of the proposed dwelling will comprise the single storey western half of the northern leg and the whole of the western leg of the building.  This would be converted to provide a hallway, downstairs cloakroom, ‘L’ shaped lounge/dining room, a bedroom with en suite facilities and a double garage.

The main issues with this application relate to the principle of the development, the visual effects of the proposed change of use and the external/internal alterations on the building itself and any visual impact on the wider locality, and any potential impact on the residential amenities of the adjoining property.  The policy basis against which the proposal should be considered is set out in the context of national, regional and local development plan policies.  At national level, the National Planning Policy Framework that came into force on 27 March 2012 states that: “at the heart of the NPPF is a presumption in favour of sustainable development” which means that for decision-making purposes:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· 
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits when assessed against the policies in this framework taken as a whole; or

· 
specific policies in the framework indicate that development should be restricted.

The main aspect of NPPF is that it advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh any benefits.

With regards to the Local Plan, saved Policy H2 states that: outside settlement boundaries, residential development will be limited to the appropriate conversion of buildings to dwellings provided they are suitably located and their form, bulk and general design are in keeping with their surroundings.  Also that they are structurally sound and capable of conversion without the need for complete or substantial reconstruction”.  Additional advice is also provided by saved Policy H15 which notes that “the conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”.  However, this is provided that there would be no materially damaging effects on the landscape qualities of the area.

Whilst the Districtwide Local Plan (DWLP) provides some policy context, the Council is currently moving towards the Core Strategy (CS) which has been submitted but is currently the subject of a suspension period.  In the submitted draft Core Strategy the requirements of Policies H2 and H15 are effectively carried forward by Policies DMH3 and DMH4 respectively.

The section of the building to which this application relates is part of a group formed by the rest of the quadrangle, the adjoining bungalow and the large complex of buildings that constitute the Stirk House Hotel.  The site is also within a reasonable distance of the facilities and services within the village of Gisburn.  I therefore consider the site to be suitably located in accordance with the above policies.

A Structural Appraisal submitted with the application indicates that the conversion can take place without any significant demolition and rebuilding works being necessary.  On the internal facing elevations, however, the existing walls are inset beneath an overhanging section of the roof.  It is proposed to demolish those walls and replace them in the more usual position beneath the eaves of the roof.

With specific regard to design matters this is a rendered building (as opposed to a traditional stone built barn) that has a number of large door/window openings due to its previous use as stables.  These have been replicated in the rebuilt walls in the submitted conversion scheme.  All other external windows are incorporated into the conversion scheme and a minimum amount of proposed new openings are appropriate to the design of the building.  As such, I consider that the proposed external alterations to the building respect its appearance and character.

Adjoining the western elevation of the building there is a yard area upon which (as previously stated) there is an unused and somewhat dilapidated former barn of corrugated sheet construction.  It is proposed to demolish the corrugated sheet building and use the yard area as private rear curtilage for the proposed dwelling.  The yard has approximate dimensions of 19m x 8m.  I consider this yard area to be appropriate in terms of its size and location for the private rear curtilage of the proposed dwelling.  By utilizing this area, the curtilage would not involve any encroachment onto adjoining fields.  It is stated in the submitted Design and Access Statement that the existing post and rail fence on the boundaries of the yard would be supplemented by an evergreen hedge.  I do not consider that the proposed relatively small curtilage would have any seriously detrimental effects upon the amenities of the locality.

The proposed dwelling would not have any detrimental effects upon the amenities of the occupiers of the existing dwelling Stirk House Bungalow at the south west corner of the group of buildings.  The proposed curtilage would be separated from that adjoining property by the detached garage belonging to Stirk House Bungalow.

The proposed involves the provision of 2 parking spaces and a turning area within the courtyard; and the County Surveyor has no objections to the application on highway safety grounds.

A Protected Species Survey Report submitted with the application contains the following conclusions:

1.
Although there is currently no evidence of a nursery roost or place of hibernation, there are clear signs of an occasional bat feeding and perching activity by long eared bats within several areas of the property.

2.
The site has moderate potential for attracting feeding, foraging and roosting bats during the main activity period (May to September), therefore at least one emergence and one dawn survey will be required during the optimal period (1 May to 30 September) to determine which species are active at the site, the number of bats that are likely to be present within the buildings and the roosting status of any bats that are present.

3.
A detailed method statement will be required outlining appropriate mitigation and compensatory measures to remove or reduce the potential impact of the development on the protected species.

This will be covered by an appropriate condition in the event of planning permission being granted.

As part of a two phase development involving the provision of holiday lets, this proposal would benefit the local rural economy in compliance with the requirements of NPPF.  Even without the supporting tourism related development, I can see no objections to the proposed conversion of part of the existing building to form a dwelling.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would result in the formation of a new dwelling through the conversion of part of an existing building in a sustainable location without any seriously detrimental effects upon the appearance and character of the building, the visual amenities of the locality, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














