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	Date Inspected:
	25/11/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

	


	Development Description:
	Demolition of redundant farm buildings, conversion of two barns to three dwellings, including construction of new garages and carports.

	Site Address/Location:
	Fish House Farm Fish House Lane Chipping PR3 2GQ

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	LCC Archaeology:
	

	This farmstead is shown and named on the OS 1:10,560 mapping of 1847 (sheet Lancashire 46, surveyed 1844) where it is shown as a single row of buildings next to the road. By the time of the OS 1:2,500 map of 1893 (sheet Lancashire 46.05, surveyed 1890-1) however, these extant buildings seem to have been cleared and the present house and traditional buildings constructed on their site. It is just possible that the barn to the west (Barn A) was a portion of the earlier buildings or retains some of the older stonework but it seems more probable that it too was also completely rebuilt between 1847 and 1893.

The proposed conversion works leave the exteriors of the barns largely intact, although there is more change proposed to the interiors, particularly of Barn A where new or substantially altered roof trusses are proposed. The major exterior impact is the insertion of a new 'cart door' into the southern face of Barn B and the lesser intervention of a new window in one of the gables of Barn A. Given the relatively late date and thus the limited significance of these buildings, these changes do not appear to be unacceptable.

However, it is recommended that both barns to be converted are recorded photographically prior to and works commencing.

	CONSULTATIONS: 
	Additional Representations.

	One letter of support received stating that the applicant has avoided unnecessary additional development and that the parking /car ports reflect an agricultural style of building. Development would be of benefit to maintain the well-being of the area.

	

	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 DME1 – Protecting Trees and Woodlands

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:
No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the demolition of redundant farm buildings and conversion of two barns to three dwellings, including the construction of new garages and carports at Fish House Farm, Fish House Lane, Chipping. The application site comprises a complex of agricultural buildings including two stone barns, the existing farmhouse, a number of timber and portal framed agricultural sheds, lagoon and silage store. The site is located approximately 1.3km north west of the village of Chipping and lies within the Forest of Bowland AONB. The stone barns that are proposed to be converted back onto Fish House Lane and have linear plan forms with dual-pitched roofs.
It is proposed to convert the two barns into three residential properties. The smaller barn would be converted into a 3-bed two storey dwelling. The existing barn already has many openings with a uniform arrangement and therefore the conversion works would only require the insertion of a single window opening in the eastern gable elevation. The north elevation of the building would remain unadorned except for the introduction of two roof lights and flue pipe on the north roof slope. The larger of the two barns, which adjoins the farmhouse, would be subdivided into two four-bed two storey dwellings. The south facing elevation of the barn faces into the farmyard and has a cart door opening on its eastern side. It is proposed to create a matching opening centrally on the rear elevation so that both of the proposed dwellings benefit from the additional light made available. There would be minor alterations to the south facing roof including the addition of 4 velux roof lights and a steel flue pipe. The western gable elevation would require no additional openings. On the north elevation that faces the highway an existing lean-to of concrete block construction would be demolished and a single window opening created.
The other buildings on site are not considered worthy of retention and would be demolished in order to justify the provision of four new garages and carports to be provided in two buildings each measuring 6m x 12m which would adjoin each other in a stepped arrangement. The two central ‘bays’ of each building would provide a garage enclosed with vertical timber boards and larch board doors. The end bays of each building would be a carport with a timber frame which would have a 1.2m high stone wall on three sides. The buildings would have a blue slate roof to a maximum height of 4.8m. An existing gateway to the west of the main access would be walled-up and parts of the site would be restored to pasture land. The existing farmhouse would be unaffected.

It is noted that the applicant sought pre-application advice. In the pre-application response dated 22nd August 2016 it was advised that the principle of converting the barns to residential use was acceptable in principle. This was however subject to consideration given to any landscape harm resulting from the development and any harm to the character of the buildings.

	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 impact on the character and appearance of the buildings, its effect on the residential amenity of neighbouring occupiers and its impact on protected species and trees.

Principle of Development

Guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4. Criterion 1 Core Strategy Policy DMH4 confirms that planning permission will be granted for such works where “the building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already group of buildings…”. The barns are located within a wider farm complex. They are not isolated in the landscape and form part of an already defined group of buildings and as such it accords with criterion 1 of Core Strategy Policy DMH4.

Due to the local character and age of the building, it is considered to be a non-designated Heritage Asset (when considered against National Guidance) of historical interest. 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 line with Core Strategy Policy DMH4, a structural survey has been provided that highlights that the buildings are in a good state of repair. The smaller detached building is capable of re-use without rebuilding. A full timber first floor is required and replacement of some of the roof structure however the original blue slates are in good condition and are capable of re-use. The four bay store barn attached to the farmhouse requires no significant rebuilding. There is an outward bulge to the western gable and small cracks in the north and south upper elevations. However, it is thought these are localised repairs or could be remedied by the tying the walls into the new inner structure. New deeper rafters are required but roof coverings are capable of re-use. Policy DMH4 requires the buildings to be converted to be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alteration which would adversely affect its character or appearance. It is considered that the extent of the works required to stabilise the building as stated in the structural survey are acceptable. 
I therefore conclude that despite the fact that future occupiers are likely to rely upon the use of a private car to access local facilities the proposal would be ‘suitably located’ in accordance with Core Strategy Policies DMH3 and DMH4 and would create a viable use for a building of historic and heritage merit. Therefore the proposed development is considered acceptable in principle. 

Design and Visual Impact
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 current proposals will unavoidably require the removal or alteration of some of the key features of the building. The proposal makes use of the existing openings of the building as far as is practical. English Heritage guidance ‘Conversion of traditional farm buildings’ states ‘there should always be a presumption in favour of maximising the use of these existing openings without changing their size, and limiting the formation of new ones. Where new openings are added or new windows inserted within existing door openings, great care needs to be given to their placing and design’. There is a public footpath that passes through the farm complex and therefore any alterations to the buildings would be in public view.
As stated above, conversion of the detached barn to a single dwelling would require only one new window opening. The blank north elevation would remain as existing. Conversion of the second larger barn into two dwellings would require one new northern window and a new southern cart doorway. The cart doors would have inset glazing screens to provide natural light and new and existing window frames and doors would be timber with natural stone surrounds. The forecourt area between the highway and the four bay store barn would have stone cobbles. It is considered that the proposed alterations to the elevations and roof scape of each building would not result in significant harm to the character of the buildings to warrant refusal of the application subject to the use of appropriate materials. This view is shared by the Lancashire Archaeology Service.
The proposals would result in the erection of garages and carports. County Highways have not objected to the layout. As such, the parking arrangements are sufficient to avoid any harm to highway safety. The new buildings would be physically well related to the barns to be converted and would be clearly subservient to them. The plans also denote 3no. hawthorn trees to the west of the proposed garage buildings to provide additional screening. The areas of parking would be well-screened from the highway by the existing buildings and it must be noted that the proposals would result in the demolition of a number of unsightly agricultural sheds. Whilst the provision of garages are considered a domestic addition, the buildings would be constructed in an agricultural style and using materials typically found in the surrounding landscape. None of the existing agricultural sheds are considered capable of conversion and I therefore consider this element of the proposal acceptable.
The creation of curtilages can have a significant impact upon visual amenity and patterns of land use. Ideally the curtilage needs to be kept as minimal as possible and any enclosed private areas need to be carefully sited and contained, particularly in relation to public views and the surrounding landscape. The application proposes the creation of small areas of residential curtilage to the south of the attached barn to serve the two four-bed dwellings. These areas would be delineated by 1.2m high drystone walls and would be commensurate to the floor area of the buildings. The garden area associated with the detached dwelling would be larger in area but would not extend beyond the confines of the existing developed site. The southern boundary of the site abuts open agricultural land and post and rail timber fencing and a 1.2m high hawthorn hedge as proposed is considered to be a sympathetic boundary treatment given the rural surroundings. Permitted development rights would be removed from the new dwellings in order to retain the openness of the garden areas that would visually enhance the site when compared to its existing arrangement. A further benefit of the scheme would be restoration of part of the existing site to the south to pasture land.
Protected Species
A protected species survey has been submitted in support of the applicant and finds minor evidence within the two stone barns only. The surrounding woodland and watercourse is likely to provide moderate feeding, foraging and commuting habitat for several bat species. It is recommended that demolition of out-buildings and cubicle sheds could proceed outside of the nesting season for birds. However, further survey effort on the stone barns is required during the optimal survey period to determine the level of bat activity and assess the likely risk to protected species. Following the surveys a method statement outlining appropriate mitigation and compensation measures should be submitted to the Council prior to any building works on the barns being carried out. In this case it is considered that the inclusion of artificial bird nesting boxes would enhance biodiversity in line with the Section 11 of the NPPF and Core Strategy Policy DME3. The submitted drawing indicates the provision of 4no. swallow nest boxes under the eaves on the west elevation of the four bay store barn and 2no under the soffit on the north elevation. This is considered acceptable.
Effect on Residential Amenity
With regards the residential amenity of the neighbouring occupiers, the proposals would result in facing windows between the gable elevations of both barns from a distance of around 7m. Therefore, should consent be granted, it is considered acceptable to require glazing in the snug window in the west-facing gable elevation of the four bay store barn to be obscure to avoid unacceptable overlooking and afford future occupants with an acceptable level of privacy. 
Conclusion

Taking into account the above, it is considered that the use of the barns as dwellings would provide it with a viable use. Having regard to it location and the development strategy for the area the barn would be suitable for conversion. As a result, there is no conflict with Core Strategy Policies DMG2, DMH3, DMH4 or the aims and objectives of Policy DS1. Moreover, the proposal would be in keeping with the character and appearance of the area and would enhance the scenic beauty of the Forest of Bowland AONB. As a result, it accords with Core Strategy Key Statement EN2 and Policies DME2 and DMH4. Accordingly, it is recommended that the application is refused.

	RECOMMENDATION:
	That planning consent be approved.


