Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0050/P

	Development Proposed:
	Re-submission of application 3/2012/0751/P to change the use of the existing chapel to a single dwelling home.  In the roof type solar panels to the southeast elevation and roof lights to the north and south elevations.  Methodist Church, Chapel Lane, West Bradford, Clitheroe, BB7 4SN.



	CONSULTATIONS: Parish/Town Council

	West Bradford Parish Council – No observations or comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – No objections in principle to the proposal subject to conditions (see comments relating to previous scheme).


	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV7 – Species Protection.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy T1 – Development Proposals – Transport Implications.

Policy ENV24 – Renewable Energy.

Policy ENV25 – Renewable Energy.

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

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DME5 – Renewable Energy.

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

Key Statement EN2 – Landscape

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994



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

	This application is a re-submission of a previously refused scheme for the conversion of the former Methodist Church in West Bradford.  The building to be converted sits within the middle of the village of West Bradford surrounded by residential properties.  It was built in 1904, and is constructed from stone with a blue slate pitched roof.  The Chapel was closed in September 2011 after 107 years due to failing numbers and increased running costs.  In more recent times the Chapel has also hosted the village Post Office but this was not able to continue after a period of Post Office closures in 2007, and also served the Roman Catholic community of St Hubert's for a time.  The building has remained unused and empty for 18 months now.

Being mindful of the statement in NPPF that advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, and guidance within Paragraph 55 of the NPPF that notes ‘To promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities’, the principle of developing the site for a residential use remains, in land use terms, acceptable.  However, following the refusal of the previous scheme, pre-application discussions were held with the applicant to come to an agreement on the proposed design of the conversion.
The application submitted again seeks permission to create a three bedroom dwelling, with an area of curtilage and parking within a reasonably well-defined area.  The scheme continues to use all existing openings however following our discussions none of them will now be enlarged to create further external doorways, thereby retaining the original fabric of the building and its form and character.  The scheme still includes a number of new openings within the roof and the introduction of an array of solar panels on the southern facing roof slope, however these panels will now be the ‘in-built’ ones as opposed to fixed directly to the roof.  As with the previous scheme, the main issues with this application relate to the affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the building, the visual impact on the surrounding area and whether there are any potential impact on habitats.  As with the previous proposal, due to the difference in land levels, the current boundary treatments between Chapel House and the site, and that there are no habitable room windows in the elevation of Chapel House that faces the site (above ground floor level), there will be no significant impact on the residential amenity of the occupiers of the nearby properties by virtue of the proposed internal layout of the building.
As highlighted in the previous report for a similar scheme, due to the age of the building and the previous use on the site, it is considered to be a non-designated heritage asset with some historical interest.  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.

Paragraph 135 of the NPPF considers that the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application.  It also states that ‘In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.’
Specific guidance on proposals to convert buildings to dwellings is also provided within Local Plan Policies H15, H16 and H17.  Policy H15 allows the conversion of appropriate buildings within settlements, H16 requires that the building be structurally sound and of a sufficient size to provide minimal living accommodation without the need for further extensions and Policy H17 offers more detailed guidance on design matters.  Whilst it is acknowledged that these saved policies are more readily associated with the conversion of rural buildings, they fall within the section of the Districtwide Local Plan that conversion of barns and other buildings to dwellings and thus offer important guidelines for building conversions.  In more detail, Local Plan Policy H16 notes 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 “Too many doors and windows, the insertion of dormers, roof lights and chimneys and the alterations of roof trusses will devalue the character of more traditional buildings and that of the surrounding environment.”  In assessing the scheme against the above policies, following the amendments to the scheme I am satisfied that the applicant has now proposed an acceptable scheme to convert this building without it being to the detriment of the character and appearance of this non-designated heritage asset.  This consideration is for the following reasons.

The scheme no longer proposes the lowering of the cill of one of the large southern facing windows in order to insert a doorway to allow direct access out onto the garden curtilage, and now seeks to retain all of the existing openings and fenestration details exactly as they are.  The main features of this building that are visible from the streetscene are the historic and ecclesiastical window and door openings, and in retaining these in situ, there is now no impact on these important character features, and the historic simplicity of the buildings character is retained.  The scheme still seeks permission for the insertion of eleven roof lights (although this has been reduced down from nineteen (19) openings into the roof of the building), however their position within the roof have been more carefully chosen so that the visual impact is minimised effectively.  Three of them are positioned on the east facing single storey portion of the building, so are not visible from public viewpoints, with another three on the north facing elevation of the main roof now pushed towards the rear (eastern end) of the roof, and subsequently hidden from views from the highway by Chapel House.  Perhaps the most visible elevation will be the five roof lights within the southern facing roof slope (towards the graveyard), however they have now been repositioned more towards the eaves of the roof.  Because of this, and due to the different in land levels on site (the graveyard slopes away), the viewing angle of the roof is significantly reduced and the visual impact upon the roof is now considered acceptable.  The previous scheme also sought the addition of the nine (9) solar panels towards the ridge of the roof on this southern facing side, fixed to the roof and standing proud of the roof plane.  Considered one of the detractors to the previous scheme, the applicant has now proposed ‘in-built’ solar panels that fit flush within the roof (built in with the slates) in order to present a much less conspicuous feature on the building.  In my opinion, these types of panels appear much less intrusive and would not significantly detract from the appearance of the building.

Being mindful of guidance within the NPPF regarding the desirability of putting heritage assets to viable uses consistent with their conservation, the positive contribution that conservation of heritage assets can make to sustainable communities and the desirability of new development making a positive contribution, I consider that the scheme proposes a design that will have an acceptable impact on the character and significance of the heritage asset, and its approval would not now significantly harm the character and appearance of the property or the local area.

Finally, with regards to the details provided relating to the conversion of the existing pedestrian opening into the site to allow a vehicle to enter the site, the plans sufficiently indicate how the new opening in the walling/railings will be formed.  However, the existing opening is a traditional iron gate in-between two grand pillars, with a stonewall topped with iron railings completing the frontage, and it is considered an important addition to the setting of the building.  On this basis, more detailed plans will be required to be submitted prior to works commencing on the site relating to the rebuilding of the wall on site.

On this basis, it is considered that the submitted scheme will have an acceptable visual impact upon the character, setting and appearance of this building, due to the limited impact it will have on its significance.  On the basis of the above, having assessed the proposed scheme in line with the above relevant Policies and Guidance it is therefore recommended 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 permission be granted.


DATE INSPECTED: Various 2012














