Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0096/P

	Development Proposed:
	Conversion of barn to be used as open market residential accommodation at Horrocks Barn, Horrocks Farm, Stonyhurst, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Aighton, Bailey & Chaigley Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Lancashire Highway Service) – As the application is effectively a renewal of the original permission 3/2001/0543/P, the Highways Officer has requested that the same three highways conditions be added to this permission if approved.  On this basis, he raises no objections.



	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 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 lies approximately 900m northwest of Stonyhurst College, and approximately 1.5km north of Hurst Green.  It comprises the original farmhouse, Horrocks Farm, and the redundant barn that is subject to this application.  Access to the site at present is via one of two access points, however this scheme proposes the improvement of the access point to the northwest of the site, and the closing of the access track between Horrocks Farm and the barn in order to create a separate and private access point.  Permission was originally granted in 2001 for the conversion of this barn into a residential property, and over the past 12 years this consent has been renewed a number of times.  The last consent for this site was under 3/2007/0506/P and it contained the condition that ‘The occupation of the residential barn conversion shall be limited to a person solely or mainly employed or last employed by Stonyhurst College or a widow or widower of such a person or any resident dependent.  In addition occupation of the property is liable for a person not employed by Stonyhurst College renting the property for no more than three months in any calendar year.’  This was added at the time on the basis that there was a moratorium on the creation of new dwellings, and that the creation of a dwelling in such a location would not accord with the policies being used at that time.  This permission has since lapsed and as such this proposal is being considered against the currently applicable local and national planning policies.

As with the previous proposals, 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.

Due to the age of the building, it is considered to be a non-designated Heritage Asset (when considering them against National Guidance) and of having 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, whilst the site is considered relatively isolated from existing services (over 1.5km from the nearest village Hurst Green), it is seen in the context of two existing residential properties and is therefore not significantly remote from other built form.  It is also acknowledged that the conversion would create a viable use for a building of historic and heritage merit, which is currently in some 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 building will lead to an enhancement of the immediate setting, and whether the development of the site as a whole would have a significant detrimental impact upon the wider setting and character of the AONB.

On this basis, whilst the sites itself is not considered to be a sustainable location, as the scheme would create a viable use for a building of historic and heritage merit (currently in some disrepair), and by doing so would also make a positive contribution to the locality and the AONB, the desirability of sustaining and enhancing the significance of this particular heritage asset, and putting it to a viable use consistent with its conservation, is considered to significantly outweigh the fact the site location may be unsustainable.  Therefore in principle the development of this site for residential is considered acceptable.

In line with Local Plan Policy H16, an update to the structural survey has been provided that highlights that the buildings remain 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.  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.’  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.

The scheme proposed has not changed since the original application was submitted, and as this scheme was considered against the same local plan policies, I have no objection to the design outlined on the plan drawings.  The scheme utilises all the existing openings within the building to create a usable dwelling and the existing features on site to create a parking area, and the defined garden curtilage is formed around the existing hard standing that has been created over time around the entrance to the large barn door opening.  The relatively elevated location of the site means that views up to the site are important in this AONB location, however the overall impact is considered minimal based on the tight lines drawn around the site.  When balancing the planning gains of the scheme (re-using an existing building/retention of a non-designated Heritage Asset/improved access, parking and vehicular turning facilities), and the fact that the views into you site are not significantly compromised, the scheme remains a suitable proposal.  With specific regard to the proposals impact upon the AONB, due to the minimal curtilage creation, 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 updated 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, whilst the existing boundary wall between the barn site and Horrocks Farmhouse will be extended, the existing PROW will remain running through the site.  Details of this will need to be submitted before works commence on site.  On this basis, the scheme is considered in compliance with guidance contained within Local Plan Policy RT19.
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: 21/02/2013














