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	Date Inspected:
	
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of barn to create additional residential living space.

	Site Address/Location:
	Haugh Head Farm, Whins Lane, Simonstone BB12 7QT

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	None received.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the extension of living accommodation at Haugh Head Farm, Whins Lane, Simonstone into the adjoining barn. The existing farmhouse provides relatively modest accommodation including three bedrooms. The property is occupied by a family that foster children and due to increase in demand to provide this service additional accommodation is required. The buildings are located in the open countryside.
The proposals would result in two addition bedrooms and a bathroom which would be accessed from the first floor corridor of the existing dwelling. Two new window openings would be formed in the traditional stone barn. The farm buildings at Haugh Head Farm are shown on the 1:10,560 OS first editions maps dated 1845 are therefore considered to be locally designated heritage assets due to their age and aesthetic value.

	Observations/Consideration of Matters Raised/Conclusion:

The main issues with this application relate to the visual impact on the host building. The development is proposed on land identified as open countryside (see policy DME2 of the Core Strategy). The design, materials, scale, massing and landscaping of development are factors for consideration. The application property is depicted on the 1st Edition Ordnance Survey, surveyed 1849-1850.  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. As such, new development should make a positive contribution to the local character and distinctiveness of the building. 
In determining applications for extensions to farm buildings, special care needs to be afforded to the design and to the impact on the original building. These buildings were operational structures with a functional simplicity which is part of this properties character and intrinsic value. The proposed extension of living accommodation into the barn would provide additional bedrooms with minimal alteration to the external fabric of the farm building. The proposed window openings in the north-west and south-east elevations would have stone sills and heads and would complement the proportions and arrangement of existing windows. Thus, the proposal is not considered to be harmful to the appearance or character of the building nor would it harm the visual amenities of the area subject to the imposition of planning conditions to ensure that the details of external works to the building were acceptable.
The proposed development would create an additional bedroom at the property and there is ample space in the open yard associated with the dwelling to provide off-road parking and turning area. The applicant has confirmed that the proposals would not require any works to the roof and therefore there is no requirement to submit a bat survey in support of the application. 
Taking account of the above, it is considered that the proposed development would not harm the character of the existing building or the visual amenities of the area and would accord with Policies DMG1, DMH4, DMH5 and DME2 of the Ribble Valley Core Strategy. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


