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	Date Inspected:
	26/09/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of barn to dwelling. Replacement of agricultural building with garage , creation of curtilage installation of package treatment plant and ground source heat coil. New agricultural access track.

	Site Address/Location:
	Wittons Farm, Anna Lane, Bolton-by-Bowland

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
No highway objection 


	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 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 DME5 – Renewable Energy

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 large stone built agricultural barn forming part of Wittons Farm, which can be accessed from two separate private tracks leading off Anna Lane in Bolton-by-Bowland, however it would appear that the only access track currently used to access the site is the one that leads south away from the farm. 

As detailed above the barn to which this application relates is large in size, comprising of single and two storey elements, as well as a single storey extension to the north. The main south facing elevation contains a traditional arched opening and a small pedestrian access with all other elevations also containing window and door openings. 
The application building is located within a cluster of buildings, with the farmhouse of Wittons Farm located directly to the west. To the north and west are more modern agricultural style buildings and to the south and is a pair of single storey outbuildings.   
The application site is located within a rural setting, surrounded by open fields and is within both the defined open countryside and AONB. The nearest neighbouring buildings/houses, outside of the farmstead of Wittons Farm are the farms to the north at Lodge Farm and Little Holme Farm and Ray Head Farm to the east, however these properties are all more than 400m from the application site. The site itself is situated more than 350m from the nearest highway (Anna Lane), however the tracks that serve the farm are designated a public rights of way. 
Planning permission has been granted twice (2012 & 2013) for the conversion of this barn to a dwelling, however these permissions were not implemented expired. In 2017 a further application to convert the barn to a dwelling was approved (3/2017/0649) and work has commenced on implemented this most recent approval.  


	Description of Proposed Development:

This application again seeks consent to convert the existing stone barn into one dwelling, including the demolition of the two outbuildings to the south east and the erection of a detached garage/plant room to the north. The plant room is required in association with the ground source heat coil that is to be installed to the east of the proposed conversion.  
In order to convert the property the following external alterations would take place: 

· Replacement of arched barn door with glazing in south (front) elevation;
· Replacement of door opening with smaller window and installation of two narrow slit windows in first floor of east/side elevation;

· Installation of three narrow slit windows in first floor of rear/north elevation; 

· Re-roof, including roof lights, of single storey section at rear;

· Insertion of one ground floor window in west/side elevation;

· Installation of five roof lights and four flues in roof.

The proposed detached garage would measure 7.6m deep by 10.3m long with a lean-to roof standing 3.3m to the highest point. The garage would provide space for the parking of a vehicle but would also contain plant equipment associated with the ground source heat pump. The ground source heat pump, and new septic tank, would be located in the field directly to the east of the barn conversion and this section of the field is within the submitted site edged red. However, this is not residential curtilage and a plan has been submitted showing a modest residential curtilage to provide garden and car parking areas. 
The application is accompanied by a “Structural Inspection” which details the limited structural works required to convert the building into a dwelling and the submitted application form states that all window and door openings would be timber.  

This application also includes the provision of a new stone/gravel access track to the east of the building. The application states that the gravel access is required to provide farm vehicles with a separate and more suitable access route, rather than using the existing access road between the barn to be converted and existing dwelling.  

The application is almost identical to the most recent approval on this site (3/2017/0649), with the only differences being the repositioning of the garage/plant room and the provision of the new gravel access track to the east. 



	Relevant Planning History:

3/2017/0727 – Discharge of condition application for 3/2017/0649
3/2017/0649 - Conversion of barn to dwelling.  Replacement of agricultural building with garage, creation of curtilage, installation of package treatment plant and ground source heat coil –approved with conditions
3/2013/0159 – Proposed conversion of barn to dwelling. Replacement of agricultural building with a garage, and creation of curtilage – approved with conditions
3/2012/0489 - Conversion of barn to dwelling.  Replacement of agricultural building with a garage and creation of curtilage - approved with conditions


	Assessment:

As detailed earlier in this report the application is almost identical to the previous approval, with the only alterations being the revised siting of the detached garage/plant building and the creation of the new gravel access track to the east. 

As such the principle of the development, the highway implications, impact upon neighbouring residential amenity, visual impact and ecological issues have all been thoroughly considered and assessed in the recent determination of planning approval 3/2017/0649 and the circumstances have not changed since this application was approved. As such this report deals solely with the alterations from the previous approval: 

Revised garage: 

The recently approved consent would have providde a detached garage building directly to the east (side) of the converted barn, however this application seeks to relocate this garage to the north (rear) of the converted barn, in order for a new gravel access to be created to the east.

The garage would be the same size/height as the previous approval and its revised siting at the rear of the property has no greater visual impact upon the landscape character of the area. As such the re-positioning of the garage is considered to be acceptable.  

New gravel track: 

The revised application also proposes a new stone/gravel track which will lead off the main track serving the farm, around the eastern side of the converted barn to then reconnect back the existing farm track to the north. This new track will be used by farm vehicles and will prevent conflict with residential vehicles accessing the existing farmhouse and proposed conversion. Furthermore the new access will improve residential amenity by diverting farm vehicles away from residential properties. 

The new farm track would be a single track only, measure less than 3m wide, and would not have any significant visual impact on the area as it would only be visible from within the farmstead, which itself is isolated on the landscape and not highly visible from public vantage points. As such the creation of this new track is considered to be acceptable.     


	Conclusion:

In view of all of the above, the principle of the barn conversion and its impact upon the surrounding area and residential amenity has already been established by planning approval 3/2017/0649 and the alterations proposed within this application would have no greater impact the visual quality of the area or residential amenity, subsequently recommended for approval, subject to conditions.


	RECOMMENDATION:
	That conditional planning permission be granted


