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	Date Inspected:
	FEBRUARY 2016
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of barn to form 1 dwelling

	Site Address/Location:
	New Hall Barn, Ribchester Road, Clayton-le-Dale

	


	CONSULTATIONS: 
	Parish Council

	No observations received at the time of preparing this report.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections but consider there may be evidence to ensure that the turning space is adequate.

	LCC  Archaeology:
	

	Have concerns regarding elements of the work but in view that significant work has already taken place would require that if the Council are minded to approve the scheme, a archaeological record of the barn.  Furthermore raise issues as to whether or not the barn itself forms part of the listed building curtilage and suggest that it is something that should be further examined.  Makes comments regarding various design issues.  The archaeological unit has not been re-consulted based on the revised design submission.

	Historic England:

	Do not wish to comment but refer to their Guidance document on conversion of traditional farm buildings.  Suggest the application be determined in accordance with national and local plan policy.

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets
Policy DMH4 – Conversion Of Barns
National Planning Policy Framework (NPPF)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

Consent is sought for the conversion of a stone barn and the erection of a garage and alterations to the landscaping.  The changes relate to elevational changes with the retention of openings where possible but also significant amount of glazing.  The scheme also involves partial demolition of existing lean-to structures.


	Site Location/Address:

The application is situated in the open countryside on the outskirts of Ribchester and adjacent to a Grade II* listed building.  Vehicular access is from Ribchester Road.


	Relevant Planning History:



	Principle of Development:

The principle of this development relates to the conversion policies and I am satisfied that subject to detailed design the property is located in a group of buildings and would be compliant with the conversion of a former agricultural buildings policy.


	Impact Upon Residential Amenity: 

Limited impact to the occupiers of the adjacent dwelling but there is sufficient privacy distance.


	Visual Amenity/External Appearance:

The proposal has been subject of numerous design changes which include the retention of more openings, the reduction of glazing and reorientation of the garage.  Based on the revisions I am satisfied that although there is still a significant element of glazing that the proposal is now acceptable from a visual amenity and external appearance consideration.  The proposal, although visible from the highway, the main elevations will not be readily seen other than from the riverside view and the building is seen within its context of the adjacent farmhouse.


	Landscape/Ecology:

In relation to landscape there is some additional planting punctuated throughout the site which will soften the impact of the building yet it will still retain its openness.  A condition has been imposed in relation to protected species which will safeguard this matter.


	Other Matters:

There is some consideration whether or not this proposal will have an impact on the listed building and I am mindful of the advice established in both national legislation and guidance in the NPPF I am satisfied that the revised development which retains more of the character of the original barn and also the relocation and reorientation of the garage would reduce the impact on the setting of the adjacent listed building.  The materials to be used are sympathetic and would not detract from the character of the local landscape.

There is some discussion whether or not it is necessary to submit a listed building application and the applicant has been advised of the concerns. 

	Observations/Consideration of Matters Raised/Conclusion:



	RECOMMENDATION:
	That conditional planning permission be granted


