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	Date Inspected:
	25/11/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

	


	Development Description:
	Conversion and alterations to barn to form one dwelling.

	Site Address/Location:
	Cowley Brook Farm Higher Road Longridge PR3 2YX

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to appropriate conditions.

	LCC Archaeology:
	

	The site is of some historical interest and therefore it is recommended that an archaeological record of the barn be made prior to conversion works commencing.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DS1 – Development Strategy

Policy DS2 – Sustainable Development

Policy EN2 – Landscape

Policy H1 – Housing Provision

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DMH3 – Dwellings in the Open Countryside and the AONB

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
National Planning Policy Framework
National Planning Policy Guidance

	RELEVANT PLANNING HISTORY:

3/2015/0016 - Conversion of barn to form two dwellings. Refused and Dismissed at Appeal.
3/2014/0588 - Change of use of barn to form 2 no. dwellings and erection of garages.  Change of use of land to create domestic curtilages and alterations to access. Refused

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the conversion of a barn to form one dwelling at Cowley Brook Farm, Higher Road, Longridge. The application site is around 3km east of Longridge in the Forest of Bowland AONB and comprises a farmhouse with attached barn. The two storey barn is located to the east of the farmhouse and faces onto Higher Road. It has a single storey lean-to at the rear, which houses three stables, and a double garage extends from the east elevation. The barn is faced with natural stone, a blue slate roof and timber window frames and doors with stone heads and sills.

This application proposes to convert the barn, stables and garage buildings to form one 4-bed residential property. The proposal would introduce new openings into the front and rear elevations of the existing farm building. The existing boundary stone walls to the rear of the property would remain as existing.

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the principle of the development, its impact of the visual appearance of the surrounding area and AONB, its effect on the residential amenity of neighbouring occupiers and its impact on protected species and trees.

The main consideration in this case is whether the building is isolated in the landscape i.e. it is within a defined settlement or forms part of an already group of buildings. Policy DMH4 states that permission will be granted for the conversion of buildings to dwellings where the building is not isolated in the landscape i.e. It is within a defined settlement boundary or forms part of an already group of buildings. In a previous appeal decision for the conversion of the application building to two dwellings, the Inspector concluded that the building was not isolated in the landscape. There is an existing farmhouse attached to the building in addition to a number of timber sheds associated with the barn and a further dwelling approximately 60 metres to the west. There is a further group of farm buildings approximately 300 metres to the west and a public house approximately 300m to the east.
Policy DMH4 also requires the building to be converted to be structurally sound and capable of conversion without the need for extensive building or major alteration. The building is of substantial construction and appears to be in reasonable condition. The applicant has submitted a structural survey dated March 2014 and, whilst the survey is somewhat dated, there appears to be no change in the physical appearance of the building. The barn building is stone-built and is considered to be a non-designated Heritage Asset (when considered against National Guidance) of historical interest due to its local character and age. It is therefore considered worthy of retention and its re-use would preserve the building which contributes to the area character and setting.
In this case the development is proposed on land designated as AONB (see Policy EN2 of the Core Strategy) which has the highest status of protection in relation to landscape and scenic beauty. Within these areas development is required to be in keeping with the landscape area and should reflect local vernacular, scale, style, features and building materials. Policies DMH3 and DMH4 require alterations to the barn to be sympathetic to the character of the building and should not harm the landscape qualities of the area.
The front elevation of the building is highly visible from the highway and the building at present is distinctively agricultural in appearance. The proposals would result in the glazing of the cart door opening and would make use of the other existing openings. The conversion does require the introduction of one single window opening above the cart door and two conservation roof lights on the front roof slope. The new window would have stone surrounds and a timber window frame and the alterations would not result in any unacceptable harm to the appearance or character of the building. The rear elevation is not visible from any public vantage point. To the rear, it is proposed to remove a small section of the single storey lean-to, introduce three new window/door openings, change land levels directly to the rear of the property and insertion of 4.no roof lights. It is noted that the proposal also seeks to remove a number of existing roof lights to the front and rear of the roof and proposals to the rear do not raise any serious concerns.
The extent of the proposed residential curtilage does not extend beyond the curtilage area used by the existing farmhouse and therefore there would not be any additional visual harm resulting from its subdivision for use by two individual households. With regards highway safety, the site as proposed can accommodate a maximum of four vehicles – two in the garage building and two on the forecourt area to the front on the barn. This is insufficient to cater for parking demand that would arise at the site. However, this application is submitted alongside a separate application to extend the adjacent farmhouse into the barn building by 2m and also proposes the construction of an individual access and driveway. This would provide an acceptable level of dedicated parking for the farmhouse. The existing parking facilities would thereafter be used solely by the occupants of the converted barn. In this case, should consent be granted it is considered acceptable to attach a condition requiring the construction of the new access prior to commencement of building works to the barn as both sites are in common ownership. The agent has agreed to the use of such a condition in order to achieve an appropriate level of parking at the site.
The proposed dwelling would not result in any impact of the residential amenity of nearby residents and would provide an acceptable level of residential amenity for future occupants.
The Protected Species Survey Report submitted with the application found no evidence to suggest bats were roosting within the building and no bats were observed or recorded using the building. However, it does consider land surrounding the farm to be of moderate potential for hunting barn owl and has high quality foraging potential for bats. Evidence of breeding birds was also observed. The National Planning Policy, Core Strategy Key Statement EN4 and Policy DME3 requires development proposals to conserve and enhance biodiversity and there should be a net enhance of biodiversity. As such, should consent be granted, there would be a requirement for provisions to be made for building dependent species of conservation concern, details of which should be submitted to the Council in writing.
In summary, the conversion of this former agricultural building to residential use complies with Policy DMH4 of the Ribble Valley Core Strategy insofar that the building to be converted in not isolated, is worthy of retention and is structurally sound and capable of conversion. The proposals would also safeguard a building of some local heritage interest due to its age and vernacular and the external changes proposed would preserve the buildings appearance.

	RECOMMENDATION:
	That planning consent be approved.


