Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2013/0063/P

	Development Proposed:
	Demolition of existing single storey outbuilding and erection of new single storey granny annex at 2 Pinfold Farm Barn, Preston Road, Ribchester, PR3 3YD.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal on highway safety grounds.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 – Protected Species.

Policy H17 - Building Conversions - Design Matters.

Core Strategy Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME3 – Site and Species Protection and Conservation.

Policy DME4 – Protecting Heritage Assets.

Policy DMH4 – The Conversion of Barns and other Buildings to Dwellings.

National Planning Policy Framework

Achieving Sustainable Development.

Section 7 – Requiring Good Design.

Section 12 – Conserving and Enhancing the Historic Environment.

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

	The application relates to a barn conversion situated on Preston Road adjacent to Pinfold Farm and formerly part of the original farm complex, situated within an area of open countryside, as defined by the Ribble Valley Districtwide Local Plan.  Permission is sought to demolish an existing outbuilding at the rear of the property and erect a single storey granny annex which would provide one bedroom accommodation with a lounge and kitchen area and a bathroom.  The building would have approximate dimensions of 8.6m (L) x 7.1m (W) x 4.4m (H).  The building would have a diamond projection which would incorporate a chimney stack, which would project from the south east gable of the annex.  

In relation to the building to be demolished, this has rendered masonry walls and a corrugated asbestos roof.  It is proposed that the new annex would have natural stone walls and a slate roof to match that of the converted barn and the adjacent outbuildings.  I consider that this existing building detracts from the setting of the barn conversions and that of the other outbuildings at Pinfold Farm.  I thus find this aspect of the proposals acceptable.  

With regards to the creation and erection of an annex, the new annex would be built in stone to match that of the various outbuildings which already exist at Pinfold Farm, which include two detached garages (one for each of the barn conversions), a stable block and an outbuilding belonging to Pinfold Farm itself, all built after the barn was converted into two dwellings.  The annex would appear as a subordinate addition and given it would replace an existing building and would be set within such close proximity to other outbuildings that were allowed at, or after, the time of the original scheme of conversion, I consider it to be acceptable.  Had the other outbuildings not been approved at the time of conversion, my views on this may well have been different.  However, in this instance, I consider that the visual impact of this annex and the effect on the setting of the barn conversion to be acceptable.  

In respect of residential amenity, the original barn was converted to two dwellings with the applicants living in the south western end of the barn and the applicants brother living in the north eastern end of the barn.  The proposed annex would therefore be in relatively close proximity to the adjoining resident, however I consider that given a member of the family lives next door and the boundary treatments which currently exist between the two properties (stone boundary wall with fencing above) and with no windows offering direct overlooking into the garden area of No 1 Pinfold Farm Barn, I do not consider that any loss of amenity would occur.  At the time of my visit, I did have however concerns that the proposed chimney stack, being low level, would have a detrimental impact on the amenity of both sets of residents occupying the barn.  I have thus consulted the Council’s Environmental Health Department who share my concerns, given the prevailing wind direction in this location.  The Head of Environmental Health has recommended that given that this is an annex and family members occupy both parts of the barn, that any nuisance caused could and would be sorted by the family and thus a refusal on this ground is not justified.  However, he has recommended that only smokeless fuel is burnt on any fire and an advisory note will thus be put on any formal decision notice.  Taking this into consideration, I am satisfied that the impact on residential amenity will be acceptable. 

With regard to highway safety, the local highway authority has raised no objections to the proposal given that it will not be a separate unit from that of the main barn.  A condition will therefore be put on any approval requiring the annex to remain as ancillary accommodation to the main dwelling.

In terms of protected species, a bat survey dated the 12 February 2013, has been submitted which has found no evidence of bats using the building.  The demolition of this building is therefore highly unlikely to cause disturbance or injury to bats or a bat roost.

Taking all of the above into consideration, I thus recommend the application accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19 February 2013














