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	Date Inspected:
	07/12/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed conversion of the existing barn in to a single storey dwelling.

	Site Address/Location:
	Lower Stony Bank, Wigglesworth Road, Slaidburn BB7 4TR

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No 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 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

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the conversion of a detached stone barn into a single dwellinghouse at Lower Stone Bank, Wigglesworth Road, Slaidburn. The existing barn is located to the north-east of the adjacent farmhouse and is separated from the highway by a cobbled forecourt area. To the rear of the barn is a large portal framed agricultural building and yard area. There are vehicular entrances to the farm to the west and eastern side of the barn which is located in an Area of Outstanding Natural Beauty.
At the time of my visit the barn was in use for storing horses. On the barn’s front elevation the roof slopes down to single storey eaves height where there is a cart door opening with timber doors. The walls are constructed from natural random stone with a stone slab roof above and there is a poor quality lean-to extension at the rear. It is proposed to convert the building into a 4-bed dwelling with living space arranged over 2 floors. This would require changes to the elevations of the buildings including the installation of 6no roof lights on the front roof slope, no4 new windows and 4no roof lights to the rear including the demolition and re-build of the lean-to and 2no windows on the north-east gable elevation. A modest residential curtilage would be provided to the rear and vehicular access would be provided to the north-east via the existing farmyard entrance.
I note the pre-application advice previously offered and have had regard to this in my assessment of the proposals.

	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; the effect of the residential amenities of existing and future residents; the impact on the character and appearance of the building; its effect on highway safety and its impact on protected species.

In terms of assessing the principle of residential development in this location, the Council is currently in a position to identify a five year supply of housing sites in accordance with the annual figure of 280 dwellings per year set out in Policy H1 of the Core Strategy. The latest position is contained in the Council’s Housing Land Availability Schedule October 2018 which states that on 30 September 2018 the Council was able to demonstrate a 6.1 year supply of housing land. As such, the relevant policies for the supply of housing in the Core Strategy are up-to-date.
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.
Within areas defined as Open Countryside or AONB Core Strategy Policy DMH3 generally seeks to limit housing development to:

1. Development essential for the purposes of agriculture or residential development which meets an identified local need.

2. The appropriate conversion of buildings to dwellings.

3. The rebuilding or replacement of existing buildings.

Conversion of the stone barn to residential use as proposed complies with the second criterion of DMH3 providing it is “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”. Further guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4, which notes that ‘Planning 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 or forms part of an already defined group of buildings’. 
Policy DMH4 also requires development to comply with a number of other requirements. In order to be considered in accordance with Policy DMH4, the building must be 1) structurally sound and capable of conversion with the need for extensive rebuilding or major alteration; 2) Be of a sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character of appearance of the building, and; 3) The character of the building and its materials are appropriate to its surroundings and the building and its materials are worthy of retention because of its intrinsic interest or potential or contribution to its setting, and 4) The building has a genuine history of use for agriculture or another rural enterprise.

The structural appraisal submitted in support of the application finds the building to be in a fair and reasonable condition and suitable for conversion to habitable accommodation. It is noted that there may be a requirement for localised re-building but this is not considered to be extensive.
There is no information to suggest that the building does not have a genuine history of agricultural use. The barn is a traditional stone building of local vernacular style and contributes to the character and visual appearance of the area. The application building forms part of a small group of buildings at Lower Stone Bank Farm and therefore complies with the locational requirements of policies DMH3 and DMH4. 
Consideration must be given to the heritage value of the building. Paragraph 197 of the NPPF states that ‘the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset’. A heritage impact assessment has been submitted with the application and states that the building could date from the early 19th or late 18th century.

In the AONB great weight is given to conserving landscape and scenic beauty of the area. There are no public rights of way in the immediate vicinity of the site although the barn is highly visible from Wigglesworth Road. In accordance with Historic England guidance, ‘Conversion of Traditional Farm Buildings’ the number of new openings should be kept to a minimum. On the primary elevation, the conversion would make good use of existing openings. It is proposed to glaze the cart door opening and any glazing should be set back into the masonry. It is noted that there are currently 4no ‘glass slips’ in the roof as existing and these would be replaced by conversion style roof lights.
Of the two gable elevations the north-east elevation is most prominent to traffic passing the site travelling north-west along Wigglesworth Road. Two new windows are proposed at first floor but these are small openings with stone cills and lintels and have been placed asymmetrically so as respect the existing fenestration of the building. More significant alterations are proposed to the rear of the building including the insertion of new windows at first and ground floor and 4no roof lights. Public views of the rear of the building are limited but there remains a requirement for development to respect and conserve the building’s inherent character. Following discussions with the applicant, minor amendments have been made to the elevations and as such the revised proposals are acceptable.
In terms of the impact of the development on existing residents, the main opportunity for conflict to arise is on the south western boundary where the gable end of the barn faces the garage building serving the farmhouse. However, there are no habitable room windows on the facing elevation of the farmhouse and as such I do not consider that the 3no ground floor windows of the barn would result in any loss of privacy as a result of its conversion.

It is important to consider the residential amenity of potential future occupants. The proposed bedrooms at first floor would have limited outlook due to the size of the windows which serve them but it is accepted that in some barn conversion schemes the levels of outlook and light are lower than those expected from new build development. More importantly, the barn is located in close proximity to the modern farm building to the rear which will continue to be used for agricultural purposes. This raises concerns about potential noise and odours from livestock and also noise and disturbance from farm vehicles and machinery which would use the entrance and farmyard directly adjacent the application building. The applicant has provide additional information which indicates that vehicles movements in association with the agricultural use are minimal and it has been agreed that a condition will be imposed to restrict the use of the agricultural building for the keeping of livestock.
A bat scoping survey has been submitted which found no evidence of bats, or nesting birds, using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. Due to the exposed rural position of the building the overall foraging potential for bats is considered to be poor and therefore there is no justification for a request for the provision of bat roosting and bird nesting features.

With regard to highway safety, the Highways Officer has raised no concerns.
Having regard to the above, it is considered that the application building forms part of a group as required by Policy DMH4. The proposed development complies with the other requirements of Policy DMH4 and is considered to the acceptable and as such it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


