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	Development Description:
	Proposed conversion of barn to domestic and construction of single storey link extension between barn and house.

	Site Address/Location:
	Slack Farm Settle Road Newsholme BB7 4JF

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	LCC Highways: The access will remain unaltered and therefore no issues with this proposal.  Public Footpath 3-28-FP5 goes through the site and the definitive line conflicts with the existing agricultural building.  With this being an existing issue and the proposed extension not conflicting the LHA do not object but do advise the applicant to consider the informative below and apply for a diversion order.

LCC Footpaths: The ROW has been built on and therefore constitutes an obstruction of the legal line of the footpath and therefore a diversion is necessary – as a result Public Rights of Way submit an objection to this proposed application.


	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy EN2: Landscape
Policy EN3: Sustainable Development and Climate Change
Policy DMG1: General Considerations 
Policy DMH4: Conversion of Barns and other Buildings to Dwellings.


	Relevant Planning History:

3/2010/0951 – Proposed erection of two 18m high, 20Kw wind turbines – Approved with conditions.

3/2012/0430 – Extension to existing dairy cattle unit – Approved with conditions.

3/2016/0020 – Extension to existing dairy cattle and new silage clamp – Approved with conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within open countryside.

The immediate site consists of associated agricultural buildings with the surrounding area comprising of farm and agricultural buildings, agricultural fields and open countryside.

Vehicular access would be via the existing farm track from the A682.


	Proposed Development for which consent is sought:

Conversion of barn to domestic use and construction of link extension between the existing house and the barn. The link is proposed to be a single storey element constructed in stone and forms a bathroom and bootroom with plant room. 


	Principle of Development:

The site consists of the farmhouse and small scale adjacent existing barn and therefore compliance with policies DMH3 and DMH4 is necessary.

DMH3 allows for dwellings in the Open Countryside and AONB provided they are limited to:

· Development essential for the purposes of agriculture or residential which meets an identified local need.  In assessing any proposal for agricultural, forestry or other essential workers dwellings a functional and financial test will be applied.
· 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.
· The rebuilding or replacement of existing dwellings subject to the following criteria:
·  The residential use of the property should not have been abandoned.
· There being no adverse impact on the landscape in relation to the new dwelling.
· The need to extend an existing curtilage.

The creation of a permanent dwelling by the removal of any condition that restricts the occupation of dwellings to tourism/visitor use or for holiday use will be refused on the basis of unsustainability.

DMH4 grants planning permission 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 group of buildings; and
· There is no unnecessary expenditure by public authorities and utilities on the provision of infrastructure; and
· There would be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests; and
· There would be no detrimental effect on rural economy; and
· The proposals are consistent with the conservation of the natural beauty of the area;
· That any existing nature conservation aspects of the existing structure are properly surveyed and where judged to be significant preserved or, if this is not possible, then any loss adequately mitigated.

The building to be converted must:

· Be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alteration which would adversely affect the character or appearance of the building.  The council will require a structural survey to be submitted and plans of any rebuilding proposed;
· 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; and
· 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 its contribution to its setting; and
· The building has a genuine history of use for agriculture or another rural enterprise.

The conversion should be of a high standard and should not harm the appearance or function of the area.  Access should be safe and capable of improvement without harming the appearance of the area.

The proposal is for the conversion of the barn for ancillary accommodation and a link extension between the existing dwelling and the barn which conserves the landscape qualities of the area.  A structural survey has been submitted demonstrating it is capable of conversion. The relevant policy tests are passed making the development acceptable in principle.


	Residential Amenity:

The Tier 1 settlement of Gisburn is sited approximately 2 miles away to the South.

The nearest residential property which is Woodbridge approximately 40m to the west and would not be unduly affected by the proposed development. This proposal therefore is acceptable on these grounds.

There are also various non-residential buildings sited in the vicinity which are used for domestic or agricultural purposes.

Therefore, the separation distances are acceptable, and the proposed conversion and link extension would not result in any undue impacts on residential amenity.


	Visual Amenity:

Public footpath 3-7-FP5 runs through the farm but is not affected by the proposed development.  It has been raised by LCC Highways that the footpath has been obstructed by the erection of agricultural building and this has been noted and raised with the agent.

The site is not overly prominent in public viewpoints albeit public footpath 5 runs through the site, there are existing buildings sited between the site and footpath and taking into account that it is an existing barn then visually there would no undue impact on amenity.

In terms of impact this would be acceptable.

	Design and Materials:

The main aim is to retain and improve the historic elements of the barn and provide a link between the existing dwelling and the barn.  The existing openings would be reused for windows and doors where possible.  The link would have a door to the north west elevation and a window at ground floor on the south east elevation to serve a bathroom.  An access door to the south west would allow access to a boiler room.

The barn would comprise a lounge at ground floor and storage at first floor with the addition of two windows to the north west and a door and window to the to the south east elevation.  

The amount of glazing would be limited and set back within the reveals.  All windows and doors would be timber.

The link extension relates well to the dwelling and the barn due to its height and limited forward projection. 

Details of materials and windows and doors can be controlled by condition and permitted development rights would be removed in order to prevent unacceptable extensions being erected without proper regard to their impact.


	Ecology:

A bat survey has been submitted which states no evidence of bats roosting in the building.


	Highways:

The proposal will utilise an existing farm access off Settle Road which is A classified Road subject to 60mph speed limit. 

The access therefore would be acceptable and keep the impact of the proposed development to a minimum.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed single storey link extension between the house and barn is acceptable in terms of design and materials and would be subservient to the main house and barn.
 

	RECOMMENDATION:
	Approve.
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