Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/1110/P

	Development Proposed:
	Proposed extension of dwelling into adjoining barn, conversion of outbuildings into one dwelling and erection of ménage and stables.  Quarry House, Tosside, Skipton, Yorkshire, BD23 4SY.



	CONSULTATIONS: Parish/Town Council

	Slaidburn and Easington Parish Council – No observations or comments received within statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – If the stables were to be used for livery purposes, I may have an objection, however as I understand it they are for private purposes only.  Please attach a condition to any planning consent requiring the stables to be used for the personal use and enjoyment of the owner-occupier only.  The access onto Dugdale Lane should be increased in width to a minimum of 4.5m for a distance of 6m measured from the edge of the carriageway.  This is to ensure that two vehicles can pass driving in and out of the access.  Any gate should be hung to open away from the highway.

LCC Planning Officer (Archaeology) – Buildings of a similar footprint as those (farmhouse and attached barn & adjacent 2 storey barn) proposed for conversion is depicted on the 1st Edition Ordnance Survey 1:10560 (Yorkshire Sheet 148), surveyed in 1847.  The buildings are therefore of a probable early 19th century date, such as that suggested by the plaque on the farmhouse, 1803, and mentioned in the attached Heritage Statement.  The buildings should therefore considered to be of some historical interest, dating probably to the early years of the 19th century, but having undergone a number of alterations in response to changes in agricultural practices and economics.  Consequently should the Local Planning Authority be minded to grant planning permission to this or any other scheme, the Lancashire Archaeology Service would recommend that the recording of the buildings prior to conversion be secured by means of condition.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 – Species Protection.

Policy ENV24 – Renewable Energy.

Policy ENV25 – Renewable Energy.

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.

Policy RT19 – Development which Prejudices Footpaths.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME3 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH3 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMB5 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN2 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN4 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft).

Wildlife & Countryside Act 1981 as amended.

Conservation [Natural Habitats & c.] Regulations 1994.



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

	The application site/property is situated 2.7km SW of the village of Tosside, and comprises a farmhouse with a large attached stone barn linked by a single storey cattle shed to a two storey cattle shed and store with further single storey storage buildings beyond.  The Agent has described these buildings as such based on their original or previous use, however they have been in domestic use since the site ceased to be used as a farm over 30 years ago.  Access to Quarry House is from a track from the road, and it approaches from the west running in front of the buildings (south facing elevation) on site into what was the former farmyard.  The property is sat within a large garden area that stretches to the south of the buildings on site, with a small area of garden to the north (the rear elevation of the buildings).  The land slopes from the north to the south.  The Farmhouse and attached barn is a substantial building built from stone and slate, and is attached to the other stone built buildings mentioned on site.  This application has been the subject of on-going discussions relating to the overall design and visual impact of the development.  There are two elements to this proposal however I will consider the proposed alterations to the main dwelling and the creation of an additional unit first.

The application submitted seeks permission to firstly extend the existing farmhouse into the attached barn to create a larger five bedroom dwelling with two en-suites, a bathroom, a large, open plan kitchen/dining/lounge room, play room, office and garden room.  This element of the scheme requires the insertion of three new window openings (one within the attached barn), the insertion of three rooflights (two in the front, one on the rear) and alterations to the existing single storey extension to the eastern elevation.  The scheme also proposes the creation of an additional smaller, two-bed dwelling within the two-storey former cattle building to the west of the main dwelling, including using the single storey extensions to this building, as well as a double garage within the link building between the two.  The additional openings and rooflights within this building have also been minimised following discussions with the Agent.  The key elevation to be altered in this case is the north facing one where two rooflights and fenestration details in the ground floor have been included.  Both properties have their own private garden area to the rear (north), which will be separated by close-boarded fence.  The existing trees along the boundary of this area of the garden will be retained.  There will be no impact on the residential amenity of the occupiers of the nearby properties by virtue of the distance between the buildings.

The main issues with this application relate to the principle of the development, what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, the visual impact on the surrounding area and any potential impact on habitats.

The policy basis against which this scheme should be appraised is set out in the context of national, regional and local development plan policies.  Guidance on proposals to convert buildings to dwellings is provided within Policy H2 of the Local Plan, which notes “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 structurally sound and capable of conversion without the need for complete or substantial reconstruction”.  Additional advice is also provided by Policy H15 of the Local Plan, which notes that “The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”, however this is providing that there would be no materially damaging effects on the landscape qualities of the area.

Paragraph 55 within the NPPF provides an up-to-date view on such proposals noting 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, development in one village may support services in a village nearby. Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances such as:

· 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.
Due to the age of the building, it is considered to be a non-designated Heritage Asset and have historical interest, showing the development of the building in response to changing agricultural practices.  National guidance contained within the NPPF, specifically Chapter 12, details ‘Conserving and enhancing the historic environment’.  Paragraph 131 provides advice when determining planning applications, noting that local planning authorities should take account of:

· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Local Plan Policy H16 provides further guidance with regards to conversion details noting that “the building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building”, and that “the character of the building and its materials are appropriate to its surroundings and the building is worthy of retention”.  Local Plan Policy H17 discusses the finer points of the conversion of a building, noting that it must of a high standard and in keeping with the local tradition, and it also notes that “Most farm buildings have unbroken roof spaces, a limited number of windows and largely open interiors.  It should be remembered that these are not new buildings, and this should be reflected in the final scheme.  Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of roof trusses will devalue the character of traditional farm buildings and that of the surrounding environment.”

Given the sites location within the AONB, Policy ENV1 must also be considered which states that “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced.  In addition development will also need to contribute to the conservation of the natural beauty of the area.  The environmental effects of proposals will be a major consideration and the design; materials, scale, massing and landscaping of development will be important factors in deciding planning applications (see Policy G1).  The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.”

With more specific regard to the proposed design, the buildings to be converted already benefit from a reasonable number of existing openings within the majority of their elevations, meaning that only a small of additional openings and alterations are required.  In respect of the visual impact on the AONB, the character and form of the buildings have been retained by virtue of the sympathetically proposed conversion scheme.  The garden area surrounding the building is substantial and in order to prevent further, potentially intrusive curtilidge structures or extensions to the properties, Permitted Development Rights will be removed in order to retain this open, rural location.  As such, this scheme is considered visually acceptable.

The second aspect of this application relates to the creation of a 20m x 40m ménage within the garden area of the property (to the south of the two storey cattle building to be converted), and the erection of a block of stables (4m to the ridge x 26.59m x 3.9m (5.1m including the canopy)) and associated access tracks.  Due to the sloping levels of the garden, the creation of the ménage will require a significant level of earthworks.  However as the garden is enclosed by a 1-1.2m high dry stone wall a significant amount of these works (to the north of the garden) will be hidden from public view.  Due to the requirement for the ménage to be on a level surface, there is a section of it (and the stable building) that will be more visible from the adjacent highway.  However due to the distance to the highway, over 60m, and the fact that there are other changes in land levels, the development is not considered to be so significantly visible that it would be to the detriment of the locality.  The stable block is positioned perpendicular to the existing stone buildings on site and will be constructed in timber with a metal sheet roof.

Given the sites location within the AONB, Policy ENV1 is considered the most important policy to consider when looking at this element of the scheme.  It states, “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced.  The environmental effects of proposals will be a major consideration and the design; materials, scale, massing and landscaping of development will be important factors in deciding planning applications.  The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.”  In considering this policy, and the fact that the majority of this element of the development will be well screened by existing built form, whether it be the existing buildings to the north, the boundary wall to the west or simply by the topography of the land; the visual and environmental impacts of the development are considered minimal and the landscape and character of the AONB is considered to be sufficiently protected and conserved. 

In respect of the potential impacts on existing habitats at the site, I have discussed the bat survey submitted with the application with the Countryside Officer, and we are satisfied that conditions can be placed upon this proposal to enable the safe control of the future development of this site as per the proposed scheme.
Therefore, on the basis of the above information, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design and location would not result in visual detriment to the surrounding countryside, harm to the character of the building and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various














