Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0159/P

	Development Proposed:
	Proposed conversion of barn to dwelling.  Replacement of agricultural building with a garage and creation of curtilage.  Wittons Farm, Bolton-by-Bowland, Clitheroe, Lancashire, BB7 4NZ.



	CONSULTATIONS: Parish/Town Council

	Bolton-By-Bowland, Gisburn Forest and Sawley Parish Council - No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No comment on this application.

Environment Agency – No objections in principle.

LCC Planning Officer (Archaeology) – Whilst no formal comments have been received in relation to this application, the County Officer made the following comments on the previous scheme.  These are still considered relevant to this proposal.

The proposed conversion will have a significant impact on the historic character and appearance of the building, and may result in the loss of some historic fabric.  The CBAs ‘An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy’ has indicated that “there is an urgent need for all local authorities to ensure that farm buildings undergoing adaptation are at least considered for recording” so that “a regional database of farm buildings can be derived and variations across the region examined”.  Consequently should the LPA be minded to grant planning permission, LCAS would recommend that the recording of the buildings prior to conversion be secured by condition.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	National Planning Policy Framework.

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.

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 DMH3 – Dwellings in the open countryside and AONB.
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 details the proposed conversion of an existing barn located adjacent to Wittons Farm, which lies approximately 3km north of the village of Bolton-By-Bowland.  The existing dwelling is relatively isolated with the nearest other property being over 400m from the site.  The site comprises the original stone farmhouse (that has been subject to a number of additions and modifications), the barn subject to this application, two modern agricultural buildings and two other outbuildings, and it is accessed from the main road via an existing metalled track.  The building in question has been used for various storage purposes for a number of years now (both domestic and agricultural), however the other buildings on the site are used more frequently due to their improved accessibility.  The site lies within the Forest of Bowland Area of Outstanding Natural Beauty, and a Public footpath passes directly around the barn.  The group of buildings are set on the hillside and are surrounded by grazing land.  There is an extant permission on this site relating to the conversion of the barn in question  (3/2012/0489/P), and effectively this permission seeks a number of amendments to the proposal, the details of which will be highlighted as follows.

The application previously approved was for the conversion of the barn in question into a dwelling, with the existing modern block work lean-to the southeast corner being converted into a garage.  The garden curtilage was to be created within the existing curtilage of the barn which spread to the red edge to the west, north and east on the proposed site plan (relating to 3/2012/0489/P), and extended to the stone wall to the south of the barn.  It did not include the land included within the red edge to the south of the stonewall where the septic tank was originally proposed to go.  Access to the site will be from the existing track that runs in front of the Farmhouse.  This proposal now seeks a few alterations to this scheme, beginning with the introduction of four flues within the roof for the wood burning stoves to be installed within the dwelling, the construction of a larger garage and plant room on the footprint of the previously approved garage, the relocation of the position of the septic tank, and the installation of a ground source heat pump (both to the east of the barn).

As there is an extant permission relating to this building, the main issues with this application relate to the affect the proposed change of use and the external alterations may have with regards to its visual impact on the character and setting of the barn, any visual impact on the AONB and any potential impact on habitats.  There will no impact on highway safety.

With regards to the addition of the four flues, they are being proposed in order to implement a specific renewable energy and sustainable heating system within the property, which includes connection to the ground source heating pump and a number of wood burning stoves within the property.  Two of the flues will not project above the ridge line of the building so as such will not be visible from long distance views, and due to the symmetrical position of the other two the project above the ridgeline, from many views these will be seen as one flue.  Bearing in mind the justification for these flues, and the minimal impact they will have on the overall character of the building, it is considered that the proposed additions will have an acceptable impact on the character and setting of the existing barn, and will not have a detrimental impact on the location.

With regards to the larger garage/plant room being proposed, the building will be located on a similar footprint to that previously approved.  The building will measure 10.3m (w) x 7.6m (d) x 3.33m (highest point – 3.08m to the eaves), and will again be constructed in blockwork with a render finish (as per the existing outbuildings on site).  The building will be 2.3m wider, 1m deeper and 0.1m higher (at the tallest point) than the previously approved garage, the reasoning being that the building will now contain a plant room for the ground source heat pump proposed.  I have no objection to this slight increase in the size of the building.

In respect of the visual impact on the AONB and the adjacent open countryside, the character and form of the building has been retained by virtue of the sympathetically proposed conversion scheme, the sympathetically designed garage (with a lean-to roof constructed in appropriate materials) proposed and by virtue of the use of existing access points into the site, the visual change to the building is considered to be minimal.  The defined garden area associated with the barn will be restricted via condition to prevent an authorised use beyond the existing and proposed built form that may have a wider visual impact upon the area, and Permitted Development Rights will be removed in order to retain this open, rural location.  On this basis, the scheme is considered visually acceptable.

With regards to any potential impact on the residential amenity of the occupiers of the nearby property, the only window that remains to cause slight concern is the existing first floor opening in the west elevation (the hayloft).  This is due to the potential overlooking of the rear garden area of Wittons Farm.  As such, as with the previous proposal, given this is an existing opening I would be satisfied that the impact on the occupiers of the adjacent dwelling (the applicants) could be minimised to an acceptable level if the bottom panes of the window were to be obscurely glazed.  This would allow sufficient light in whilst reducing the perception of overlooking.

In respect of the potential impacts on existing habitats at the site, I have discussed 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.
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