Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0051/P

	Development Proposed:
	Restoration of former cottages to create one, three bed dwelling house with attached garage, garden room and walled parking area.  Cottages, Top Row, Sabden.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Lancashire Highway Service) – In principle there is no objection to the proposed development.  The proposed development is rebuilding the existing redundant cottages to residential dwelling of 3 bedrooms with necessary living amenities including 3 no parking spaces.  The proposal is to re-build on the same footprint of the existing cottages.  The layout indicates one integral garage as well as external space, which is able to accommodate 2no vehicles with turning facilities.  The proposed development is adjacent to already existing terraced houses.
 
The access road to the proposed development is not adopted and is privately maintained.  The access road forms a junction with Clitheroe Road, which is a 30 mph secondary distributor, urban, 2-way road.  Visibility at the junction is considered to be of substandard nature.  However, it is realised that the access road is in use for several residential dwellings for long time.  There is one accident recorded in last 5 years about 25m in North direction of junction involving cyclist falling off while descending on the road.
 
While there will be construction activity for the proposed re-build of cottages, it is necessary to mention that the access road may be difficult to negotiate by large/long delivery vehicles.  It may be necessary to consider that during the construction period the developer should ensure that no mud is deposited on the adopted highway (Clitheroe Road) by vehicles driving from the development site.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 – Species Protection.

Policy ENV16 – Development within Conservation Areas.

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).

Listed Buildings and Conservation Areas Act 1990.
Wildlife & Countryside Act 1981 as amended.

Conservation [Natural Habitats & c.] Regulations 1994.



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

	The application site/property lies on the edge of the northeastern boundary of Sabden, and comprises a mixture of derelict and redundant former cottages (three in total) with attached extensions.  Whilst originally constructed as dwellings, the buildings have been used as storage in connection with Cockshotts Farm, Sabden, which is owned and run by the applicant.  The Agent notes that it is the intention of the applicant to allow the proposed dwelling to be used by his son who still lives and works on the farm, allowing him to remain close to work but at the same time climbing onto the property ladder.  It must be noted however that this application does not seek an ‘Affordable’ or ‘Agricultural Workers’ dwelling.

Access to the site is from Clitheroe Road along Top Row, and it approaches from the west running in front of the existing dwellings.  The existing buildings/properties are linear in form and have a large, enclosed area of land to the rear that will be used as the formal garden area.  The originally submitted scheme included a large, formal hard standing/turning area to the east of the buildings, however as this was considered to extend the developed area of the site beyond the existing footprint of the site, the scheme has been amended to show the creation of a walled parking/turning area directly in front of the existing dry stone walls, a revision which will be less intrusive in the wider landscape.  The application submitted seeks permission to rebuild the main structures/cottages on site in order to create a three-bedroom dwelling.  The single storey elements of the buildings either side of the remaining two storey sections are to be replaced by a single garage and a garden room.  These will be constructed in stone with a slate roof, and will match the existing form of the main buildings.  There will be no impact on the residential amenity of the occupiers of the nearby properties by virtue of the distance between the buildings.  Pre-application advice was sought prior to this application being submitted.

The main issues with this application relate to the principle of the development, the external/internal alterations may have with regards to the visual impact on the existing buildings, 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.  With regards to the NPPF, paragraph 55 should be considered which states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  NPPF states that Local Planning Authorities should avoid new isolated homes in the countryside unless there are special circumstances.  As the site lies adjacent/within the historic settlement boundary of Sabden, and within walking distance of the village centre, the site is considered entirely sustainable and in principle the development of this site for residential is considered acceptable.

The site also falls within the Forest of Bowland Area of Outstanding Natural Beauty and as such Policy ENV1 within the Districtwide Local Plan is relevant.  It states that ‘Within the AONB 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 also be important factors.’  Part of the red edged site (where the former cottages are located) falls within the conservation area of Sabden, with the former cottages also being classed as buildings of townscape merit.  Whilst it is acknowledged that these are currently in a state of disrepair, Policy ENV16 of the DWLP must still be considered, which states that development within conservation areas will be strictly controlled to ensure that it reflects the character of the area in terms of scale, design and materials. 

Section 72 of the Listed Buildings and Conservation Areas Act 1990 specifies that, in making a decision on an application for development in a conservation area, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.  The Sabden Conservation Area Appraisal states that the conservation area is characterised by late 18th and 19th century terraced houses, which were built as homes for Sabden’s mill workers and form the area’s most prevalent building type.  The appraisal states that there are records of buildings present at Top Row in 1818 and that the terraces of Top Row, Step Row, Bury Row and Badger Wells Cottages stand on three corners of a rectangular open space that is important to the setting of the old terraced cottages and contains the graveyard, bounded by an old stone wall, of the early Baptist Chapel (now demolished).  This area is designated as a significant open space within the conservation area appraisal.  The earliest of these terraces date from the late 18th century and include Top Row (where there used to be 31 houses and a pub called the Weavers’ Arms), Step Row and Crow Trees Row (now called Badger Wells Cottages).  Nicholas Grimshaw, a clerk at the Sabden Printworks, built these three terraces during the 1790s to house workers in Thomas Robinson’s cotton mill, which had been set up in 1786.  Although the cottages on top row, close to the site, are much altered by the addition of porches, larger window openings and loss of timber exterior joinery, they convey the size and form of late 18th century workers’ cottages.  These buildings are also representative of their period and type and it is the range and diversity of terraced housing in such a small settlement that is of interest, and this must be considered in assessing proposals in this area to ensure that further loss of character through alteration and extension does not take place.  As stated the former cottages are buildings of townscape merit.  This means that the housing is unlisted but has been judged as making a positive contribution to the character and appearance of the conservation area.  This follows advice provided in English Heritage guidance on conservation area character appraisals, which stresses the importance of identifying and protecting such buildings.  The buildings of townscape merit in Sabden are considered to be good examples of their type where original materials and details, and the basic, historic form of the building, has survived.  Cockshotts Farm was probably the home of the Grimshaw family, responsible for the building of the cottages in Step Row and Top Row

In line with the Conservation Area Management Guidance for Sabden and Policy ENV18 of the DWLP, the Council will consider very carefully all applications to alter or extend Buildings of Townscape Merit.  However, in making this assessment it is important to also look at the threats to the Sabden Conservation Area, which the appraisal states as being the continuing loss of original architectural details and use of inappropriate modern materials or details.  The appraisal states that many buildings in the conservation area have been adversely affected by the use of inappropriate modern materials or details and this needs to be a consideration in assessing the proposals.  Of particular importance is that the “ruinous barn east of Cockshotts Farm and derelict building at east end of Top Row” is listed as a weaknesses of the conservation area, making this one of the principle negative features of the Sabden Conservation Area.

Due to the age of the buildings, they are considered to be a non-designated Heritage Assets (when considering them against National Guidance) and have historical interest, showing the development of the building in response to changing agricultural practices.  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.

In terms of the proposal, the site is not considered isolated nor remote from other built form, and it is also acknowledged that the conversion would create a viable use for a building of townscape merit, which is currently in a state of disrepair, and by doing so would also make a positive contribution to the area.  The question therefore is whether the proposed re-use of the redundant and disused buildings will lead to an enhancement of the immediate setting, and whether the development of the site as a whole will have a significant detrimental impact upon the wider setting and character of the AONB.

In line with Local Plan Policy H16, a structural survey has been provided that highlights that the buildings are structurally sound and capable of conversion, without the need for extensive building or major alterations which would adversely affect the character of the building.
In specific relation to the design of the scheme, section 7 of the NPPF states that good design is a key aspect of sustainable development.  Policy H17 of the DWLP should also be considered, which covers the conversion of buildings in relation to design matters.  This states that permission will be granted, where the design is of a high standard and is in keeping with local tradition, particularly in terms of materials, geometric form and window and door openings.  It is acknowledged that existing openings have been retained where possible, existing materials will be re-used and that any new materials would be to match these.  Policy H17 also states that to be acceptable the impact of proposals, or the effects of the creation of a garden area, together with any garaging or car parking facilities or other additions will not harm the appearance or function of the area in which it is situated.  There are no concerns relating to the proposed attached garage, which will utilise the former curtilage and walls of East cottage, however there were concerns raised regarding the proposed car parking to the front of the dwelling and the potential impact this may have on the adjacent significant open space.  The elevated location of the site means that views up to the site are important in this AONB location, and as such the scheme was amended to create a parking area in front of the existing stone wall (that will be seen against the existing stone wall) with the remainder of the front elevation of the building being enclosed within a post and rail fence to the eastern end of the site.  Whilst this does extend the curtilage of the site into the land to the south, highlighted within the Conservation Area Appraisal as being ‘significant open space’, the overall impact upon this large area is considered minimal, and acceptable, when balancing the planning gains of the scheme (re-using an existing building/retention of a non-designated Heritage Asset/improved parking and vehicular turning facilities), and the openness, and views into you site, are not significantly compromised.  With specific regard to the proposals impact upon the AONB, due to the minimal extension of the curtilage, the re-use/re-development of the existing building form/footprint and that the curtilage area for the property will be enclosed, the scheme is considered to be in line with Policy ENV1 of the Local Plan as 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.

With regards to the existing public footpath that runs in front of the existing building, the existing gate will remain with an additional gateway beyond that to maintain the route of the PROW.  On this basis, the scheme is considered in compliance with guidance contained within Local Plan Policy RT19.
In conclusion, whilst it is acknowledged that the site falls, in part, within the conservation area and the former cottages are buildings of townscape merit, it is also recognised that the former cottages are in a poor state of repair and that conversion to one residential unit would bring redundant cottages back into use.  It is also considered that the identification of these cottages as a weakness of the conservation area in the Sabden conservation area appraisal and associated management guidance highlights that the conversion of these units, using the sympathetic and high quality design now proposed, does not compromise the openness of the adjacent significant open space and wider AONB landscape.  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














