Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2014/0425/P

	Development Proposed:
	Proposed conversion of a redundant agricultural building into a single open market dwelling at Curtis House, Chipping Road, Longridge, PR3 2NB.

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle

There is an issue with the sight lines to the left on exit which are obscured by a stone wall and hedge. From a highway perspective I would not consider this to be an insurmountable problem therefore subject to an amended plan being submitted showing improved visibility splays which are acceptable , I would raise no objection to the proposal on highway grounds.
Electricity North West – No objections but notes that there is an overhead powerline over the site.

	CONSULTATIONS: Additional Representations.

	One letter of representations has been received which raises concerns about flooding in the locality and the effect another dwelling will have on the brooks and the tunnel under the roadway which currently cannot cope with heavy rainfall and subsequently backs up and floods their property.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

Policy ENV7 – Protected Species.

Policy H2 – Dwellings in the Open Countryside.

Policy H15 – Barn Conversions – Location.

Policy H16 – Barn Conversions – Building to be Converted. 
Policy H17 – Barn Conversions – Design Matters.
Policy T1 – Development Proposals – Highways.

Ribble Valley Core Strategy Proposed Main Modifications

Key Statement DS1 – Settlement Strategy.
Key Statement DS2 – Presumption in favour of sustainable development.

Key Statement EN2 – Landscape.

Key Statement EN4 – Biodiversity and Geodiversity.

Key Statement EN5 – Heritage Assets.

Policy DMG1 – General Considerations.

Policy DME2 – Landscape Protection.
Policy DME3 – Site and Species Protection and Conservation.

Policy DME4 – Protecting Heritage Assets.

Policy DMH3 – Dwellings in the Open Countryside.

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

Policy DMG3 – Transport and Mobility.

National Planning Policy Framework
Achieving Sustainable Development.

Section 7 – Requiring good design.

Section 11 – Conserving and enhancing the natural environment.

Section 12 – Conserving and enhancing the historic environment.

National Guidance

English Heritage: The Conversion of Farm Buildings to Dwellings.

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

	Permission is sought to convert a traditional single storey farm building constructed of red brick with a blue slate roof to form a two bedroom dwelling.  The red brick has remnants of white wash on it, suggesting the previous exterior covering of the barn was whitewashed.  The barn is located adjacent to a stone detached property located on the side of Chipping Road.
In respect of the principle of development; and with regards paragraph 55 of The Framework, the proposed barn is located on Chipping Road close to principal settlement of Longridge (within half a mile).  With the exception of the small paddock area in which the barn is set, the property is set close to the main road where a number of bus routes run past the property enabling access to the boroughs’ principal settlements of Longridge, Whalley and Clitheroe, the defined villages of Chipping, Ribchester, Sawley, and the urban area of Blackburn enabling good access to a number to services, jobs and amenities.  The location of the barn is close enough to the settlement of Longridge that occupiers could walk to the facilities which this main settlement contains.

The proposed barn is therefore not isolated located in terms of paragraph 55 of NPPF, and complies with all other aspects of para 55 including re-using a redundant building.  The proposal also complies with policy DMH4 of the Core Strategy which requires the building to be converted not to be isolated.  I consider this barn in close proximity to the principal settlement of Longridge and is thus suitably located.  In addition, new housing development is approved at the eastern end of Longridge, part way up Chipping Road to the cricket ground, thus the barn would be closer to the extended settlement of Longridge than existing.

The next consideration is whether the building is capable of being converted without the need for major alteration or rebuilding. A structural survey has been submitted which states the building is capable of conversion without the need for rebuilding, thus the proposal complies with this section of Policy DMH4 of the Core Strategy.

The single storey building has a vast number of openings and therefore no new openings in the walls are proposed.  This will thus ensure the existing character and appearance of the building is retained.

However, the proposal does include the provision of roof lights; three in the front road facing elevation and two roof lights in the rear. The existing building does have two glass slips in each roof slope. The insertion of domestic roof lights would undoubtedly appear more domesticated than the existing glass slips, however, the plans denote that timber framed roof lights and timber framed windows and doors will be used.  Timber is a traditional material and is respectful of the historic materials of this traditional rural building and will sit sympathetically in the roofslope.  The slate roof of the barn is a dominant feature of the building.  The roof lights are set sufficiently far apart so that the slate roof will remain the dominant feature of this building.  The proposed elevations denote plastic drainpipes and gutters however, this would dilute its character and a more sympathetic material such as galvanised steel or wrought iron will be conditioned.
On this basis, it is considered the proposed scheme of conversion is acceptable.  This is a simple linear building which is reflective of historical farming practices.  Domestic extensions and additions may detract from its unadorned appearance and from landscape character; therefore it is recommended that permitted development rights are removed so any additions or alterations can be carefully controlled in the interests of landscape character and visual amenity.
In respect of the proposed garden area; this barn is located within an existing paddock area and is boarded from the main road by a hedgerow.  The paddock area has a domestic air to it given its close relationship with Curtis House. Whilst the area extends to approximately 0.13 hectares it is not considered that the harm to the rural character of the area would be significant.  This said, the erection of fences, garages, sheds, hard standing etc. would detract from the openness that this paddock gives to the rural landscape and thus if the application is to be approved it is recommended that permitted development rights be removed.
With regards highway safety, the Highway Authority has no objections to the proposed use of the building as a dwellinghouse, however, they raise concern over the visibility splays existing at the site not being safe.  They therefore requested details of amended visibility splays, which were sent to the LPA on the 08 July 2014, drawing number: PL-015 Revision 01, which illustrates 90m visibility splays.  A section of the hedgerow will be removed and then replanted behind the visibility splay.  This will be acceptable.
Moving on to protected species; a survey has been undertaken by ‘Envirotec Ecological Consultants’.  This survey found no evidence of bats or barn owls occupying the barn, however, it did find evidence of Swallows having used the barn for nesting.  The Ecologist considers the loss of the nesting areas within the barn would be unlikely to have significant long term impacts on local bird populations.
In respect of bats, the ecologist recommends that precaution is taken during the conversion works and includes a list of guidelines.  The Council’s Countryside Officer is satisfied that the proposals would not harm the local bat population if they followed these guidelines.  This will be conditioned on the subsequent approval.

With regard the concern raised in respect of flooding, whilst I understand the concern that one additional dwelling may exacerbate the existing drainage problems at the corner of Chipping Road with Longridge Road, no objections are raised by the Environment Agency.  On this basis, it would be unreasonable to refuse the application on this basis.  This said, the removal of permitted development rights will prevent the paddock area being hard surfaced without planning permission being obtained therefore the issue of any resultant surface water flooding would be addressed at this point.
To conclude, the location of the barn is considered to be closely related to the principle settlement of Longridge and closely related to the main road in to Longridge.  The proposed scheme of conversion is sympathetic in its materials and the utilisation of all existing openings.  Subject to the suggested conditions it is thus recommended that the application be approved.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 18 JUNE 2014











This report needs to be read in conjunction with the Decision Notice.








