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	Date Inspected:
	08/02/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of ancillary living accommodation to one new dwelling with associated alterations to access

	Site Address/Location:
	Manor House, Howgill Lane, Rimington 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to this application 


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
No highway objection subject to conditions 


	Lancashire Archaeological Advisory Service: 
No objection is raised subject to a condition requiring the applicant to implement a programme of archaeological building recording works should be attached.        



	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EN5 – Heritage Assets 

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets

Policy DMH3 – Dwellings in the Open Countryside & the AONB

Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to a former agricultural barn attached to the residential dwelling at Manor House, Howgill Lane, Rimington. The former barn forms part of the residential curtilage with the main garden area to the rear and land to the front used for the parking of vehicles, accessed directly off Howgill Lane. 

The information submitted in support of the application details the historic use of the barn as an agricultural building, however the agricultural use of the site/building likely ceased around the 1970s and since this time the barn has been used for domestic storage and part of the first floor as a home office. It is therefore considered that the building has an established use as ancillary living accommodation.   

Prior to the submission of this application a number of openings have been installed in the application building (former barn), however the applicant’s agent has claimed these openings have been installed under permitted development rights in accordance with the established residential use of the building.  
Upon the request of the LPA the application is accompanied by a Heritage Statement which concludes that the building could be considered a non-designated heritage asset as a result of its evidential, historic and aesthetic value.  



	Description of Proposed Development:

The application seeks consent to convert this former barn into a single residential dwelling. The application proposes no extensions to the existing building, and claims that the new openings inserted have been carried out under permitted development rights and thus do no form part of the consideration of this application. In addition to the new/enlarged openings, the application proposes to install glazing in the two existing arched openings (one in front and one in side elevations) and the replacing of an existing door opening in the south west elevation with a full length window, along with the insertion of one small roof light in the front elevation. 
Externally the existing curtilage of Manor House would be split between the retained Manor House and the proposed conversion, with a garden area provided at the rear and in curtilage car parking provided at the front. As a result of the division of the residential curtilage the existing dwelling (Manor House) would require it’s own vehicle access and therefore the application also seeks consent for a new access and parking area to the rear of Manor House, resulting in the loss of some trees.  


	Relevant Planning History:

BO.3989 – Convert granary to a games study annex – approved May 1973
3/78/0222 – Proposed extension of living accommodation into adjoining integral barn - approved



	Principle of Development:

Core Strategy Key Statement DS1 seeks to direct the main focus of new housing development to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and identified ‘Tier 1’ villages, which are considered the ‘more sustainable’ of the 32 defined settlements in the Borough in terms of local services and accessibility.  In the remaining 23 ‘Tier 2’ villages development will need to meet proven local needs or deliver regeneration benefits. 

Core Strategy Policy DMH3 seeks to resist housing development within areas defined as open countryside and will be limited to ‘the appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction’. 

Although the conversion of buildings is acceptable (in principle) under Policy DMH3, it does stipulate that these must be suitably located. This approach is supported by paragraph 55 of the National Planning Policy Framework (NPPF) which states that ‘Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances’. However Paragraph 55 of the Framework permits new isolated homes in the countryside where development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting. 
Additional guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4. Criterion 1 in 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 building to which this application relates is located in a cluster of buildings in residential use and it is therefore considered that the site is not isolated in the landscape insofar that it can be considered to relate to an already defined group of buildings. As such it is considered that the proposal accords with criterion 1 of Core Strategy Policy DMH4.

It is also considered that this stone built barn could be defined as 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 view of the above, it is considered that despite the fact that future occupiers of this dwelling 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. 

In line with Core Strategy Policy DMH4, a structural survey has been provided with the application detailing the works required to convert the barn to residential use, and it is considered that level of works proposed is acceptable as the majority of the existing building(s) would be retained. The only structural alterations recommended within the survey involve the treating and repair of timber trusses, replace timber purlins and repointing stonework.   

With regard to the use of the building, the barn was clearly originally built and used as an agricultural building, however this use has long since ceased and the barn used ancillary to the residential use of the site and hence the LPA described the building as such in the “description of development” (with the agreement of the applicant). There has however been ongoing dialogue and debate between the LPA and the applicant in terms of the previous and existing  use of the building throughout the consideration of this application, but in conclusion the LPA accepts that the building does have a genuine history of agricultural use, and as a consequence the proposed conversion complies  Policy DMH4. The issue of the installation of the new openings is discussed later in this report. 

In summary the principle of the conversion of this stone former barn to a residential dwelling is considered to be acceptable in this location.


	Impact Upon Residential Amenity:

The nearest residential property is the adjoining dwelling owned by the applicant. The application includes two ground floor openings (full length windows) and two first floor openings (one window and one door) in the side elevation facing towards the rear garden area and rear elevation of Manor House. Whilst these openings are existing, they currently form part of the same unit and thus the conversion would result in the properties being occupied by two different residents and thus the relationship is of serious consideration. The proposed full length windows, and first floor window would potentially result in overlooking and loss of privacy into the rear garden area, and rear elevation, of Manor House. As such a condition has been attached to ensure that all the openings in the south west facing elevation are obscurely glazed to prevent overlooking/privacy issues. These windows all serve no-habitable rooms (utility and bathroom x 2) and thus there is no issue with them being obscurely glazed.  

Other than the adjoining property (Manor House), the proposed conversion would not impact upon neighbouring amenity and it is therefore considered that the proposed barn conversion would share an acceptable relationship with neighbouring land uses in accordance with the relevant section of Core Strategy Policy DMG1, subject to compliance with the aforementioned condition. 



	Visual Amenity/External Appearance:

Policy DMH4 states that barn conversion should have no materially damaging effect on the landscape qualities of the area, should be capable of conversion without the need for major alterations which would adversely affect the character and appearance of the building, and be of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character and appearance of the building. 

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’.
The proposed conversion does not involve any extensions to the building, or any alterations to the existing materials (stone with slate roof). However it is obvious that before submitting this application a total of five openings had been created via either adapting/enlarging previous openings, or through the installation of completely new openings. This was of immediate concern to the LPA as DMH4 seeks to ensure the traditional character and appearance of the building is not “adversely affected” by proposed alterations and in this case it was considered that these new/altered openings did harm the character of the building. In response to these concerns the applicant has provided evidence of the use of this building as ancillary to the residential use of Manor House for a significant period of time (more than 10 years) and therefore claims that the openings have been inserted/altered under householder permitted development rights. On the evidence submitted the LPA has accepted that the building has been used as ancillary to the residential use of Manor House and thus these openings benefit from permitted development rights and do not form part of the consideration of this application. 

Taking these new openings out of the consideration, the only new opening proposed by this application would be the small roof light and the insertion of glazing in the two large barn style opening in the front and side elevations. It is common for barn conversions such as this to use glazing within large openings to retain the solid and void appearance of the original barn and thus there is no objection to the alterations to the building.  
The application proposes modest sized residential curtilages for both the proposed and existing dwelling, by dividing the existing residential curtilage with no encroachment into the surrounding land (open countryside). 

Car parking for the proposed dwelling would be at the front and a new hard surfaced area and access would be created at the rear of Manor House to create a parking area for this property. This new access would result in the loss of some trees (discussed later in this report) however being at the rear it is not considered that the hard surfacing of the area to the rear of Manor House has any visual impact upon the wider area. 

In summary, the proposed alterations to enable the conversion of this barn into residential use would not have a materially damaging effect on the landscape qualities of the area in accordance with Policy DMH4.


	Highways:
The LCC Highway Officer originally requested additional information in respect of the new access and car parking spaces for the existing dwelling at Manor House. This information has been provided and the Officer has raised no objection subject the imposition of conditions in respect of the following: 

· paving of first 5m of the access points for both site entrances;

· reduction of stone wall and hedge to 1m in height for visibility at entrance points;

· provisions to enable vehicles to enter and leave site in forward gear and laid out in accordance with approved plans;

· prevent the parking of vehicles, or storage of material, on the public highway.    

The Highway Officer also requested a condition requiring three car parking paces to be retained for each dwelling and that this arrangement should be included in any future sale or tenancy agreement. With regard to this the submitted plans show three in curtilage car parking spaces for each dwelling and a condition has been attached to ensure these are provided and retained. The Highway Officer also requested a condition to prevent rainwater discharging onto the highway and this has been added as an informative/note.
In summary the proposal would provide the a turning area and parking for three vehicles for both the existing and proposed dwellings.


	Ecology and trees:
The application is accompanied by a bat survey which revealed that the barn had numerous possible bat access points and bat droppings and prey remains were identified inside the building. As a result of these findings night time surveys were undertaken and whilst “relatively little activity was recorded” a single common pipistrelle was believed to have exited the barn.   
As a result of these findings the report concludes that the proposal will result in the loss of an existing roost and therefore a Natural England licence will be required. The report also details mitigation and compensation measures and theses have been conditioned as part of the recommendation. The submitted survey also recommends that work to the barn should take place outside of bird nesting season.     

The application is accompanied by an arboricultural report which identified a total of 15 trees and two small groups of trees within the application site. The majority of trees are located within the rear garden of Manor House and a significant number (seven plus both groups) would need to be removed to provide new car parking area and to ensure visible at the junction. The submitted report categorises all trees to be removed as either C or U trees and thus they are not particularly impressive specimens. Furthermore these trees are located within a rear garden area and are well screened from Howgill Lane by the existing house and barn and therefore have low amenity value in the area. In summary the trees to be felled are not worthy of protection and therefore no objection to their loss is raised, however conditions have been attached requiring the retained trees to be protected and a landscaping scheme to be submitted to the LPA and this will include new tree planting.  


	Other issues:

The Lancashire Archaeological Advisory Service have reviewed the submitted heritage statement and  requested a programme of archaeological investigation and recording works be secured via condition. 


	Conclusion:

In view of all of the above, and having regard to all material considerations and matters raised, the resubmitted application is considered to be acceptable and subsequently recommended for approval, subject to conditions.



	RECOMMENDATION:
	That conditional planning permission be granted


