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	Development Description:
	Proposed conversion of disused agricultural barn to one dwelling including demolition of attached outbuilding, creation of garden area and parking.

	Site Address/Location:
	Evesons Barn, Simonstone Lane, Simonstone BB12 7NU

	

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions relating to turning and parking facilities, electric vehicle charging points and cycle facilities.


	HSE:
	Do not advise against development

	

	CONSULTATIONS: 
	Additional Representations.

	LCC Archaeology – The barn does date to at least the first half of the 19th century and is therefore by virtue of its date and nature, to meet the requirements to be considered a non-designated heritage asset. The changes and alterations required to convert the barn will inevitably cause some loss of and concealment of historic fabric and features, as well as an overall change of character of the building. Therefore, should planning permission be granted then a record of the building should be made prior to conversions and secured by an appropriate condition.

	Neighbour Responses:

Two responses received one supporting the application but noting the area is habitat for bats and nesting barn owls and requesting a reduction in the speed limit to 20mph on Simonstone Lane due to large agricultural buildings. The second response raised concerns on lack of parking and loss of view.

	





	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy EN1: Green Belt
Policy EN4: Biodiversity and Geodiversity
Policy EN5: Heritage Assets

Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport & Mobility
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.

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None relevant.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located outside the settlement boundary within land designated as Green Belt.

The immediate site consists of associated agricultural buildings with the surrounding area comprising of farm and agricultural buildings, agricultural fields and open countryside as well as terraced and larger dwellings sited to the west and further north of the site.

Vehicular access would be via highway on Simonstone Lane.


	Proposed Development for which consent is sought:

Conversion of barn to dwelling including demolition of small outbuilding to side.

	Principle of Development:

Policy EN1 is engaged insofar that it aims to safeguard the Green Belt areas from inappropriate encroachment and ensures that development preserves the openness. This is supported by the NPPF which identifies that the reuse of buildings of substantial construction is an appropriate form of development in the Green Belt as well as the change of use of land provided they preserve its openness. The proposal involves the reuse of a former agricultural building and a structural survey has been submitted advising it is of substantial construction. The proposal also involves the change of use of land to residential curtilage. This is considered to be relatively well contained around the existing building and preserve the openness of the Green Belt. Therefore the proposal is an acceptable form of development in the Green Belt.

Policy DMG1 is engaged insofar that it largely relates to all built-form development proposed within the borough and aims to resist development proposals outside of settlement boundaries.  The site is an existing barn and therefore compliance with policies DMH3 and DMH4 is necessary.

DMH3 allows for dwellings in the countryside and AONB involving 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. 
Policy DMH4 allows for the conversion of buildings to dwellings where the building is not isolated in the landscape and infrastructure can be provided without unnecessary expenditure and would not result in impacts on landscape or conservation interests.  The proposal should not have a detrimental effect on the landscape qualities of the area or the rural economy and should conserve the natural beauty of the area and any existing conservation aspects. 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 alterations, be of sufficient size to provide necessary accommodation without the need for further extension, have a character that is appropriate to its surroundings and be worthy of retention, and have a genuine history of use for agriculture/rural enterprise.  

A structural survey has been submitted confirming the building is structurally sound and capable of conversion. Some clarification is needed on the extent of repair works required to be secured by condition. The majority of historic agricultural built form is proposed to be retained with only the rear outbuilding to the south west to be demolished. The barn is located close to nearby built form and infrastructure and so is suitably located and not visually isolated. The building is largely constructed of traditional materials with typical agricultural architecture such as cart doors and worthy of retention. The building is of sufficient size to accommodate the accommodation and has a genuine history of agricultural use. 

Therefore the principle of development is supported by policies DMH3 and DMH4 together with DMG1 and the NPPF.

Policy DMG3 requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. The site is not isolated and in relatively close proximity to services and facilities in Simonstone although its relatively rural location means that future occupants of the dwelling would likely be reliant on the use of private motor vehicles and this weighs against the proposal, however this is balanced against the sustainable benefits of re-using an existing building. 


	Residential Amenity:

The nearest residential properties are Evesons Farm and Cottage which are Grade II Listed and sited opposite the barn to the north and The Bungalow adjacent to the east.  As these are all existing buildings care needs to be given to the positioning of additional windows particularly to the front (north elevation) facing the farmhouse/cottage as these primary elevations are less than 10m distant.

Openings within the northern (front) elevation have been limited to existing only with a wc, and cinema/room at ground floor and an obscure glazed first floor window to serve a bathroom. This is considered acceptable and will limit any potential impact on the existing farm and cottage. As such there is no conflict with Policy DMG1 (Amenity).


	Visual Amenity/Heritage Assets:

There are some public rights of way nearby but none which cross the application site.  The site is visible from the public highway, Simonstone Lane to the west, with the north, south and western elevations visible from public viewpoints. The existing lean-tos at the rear of the building (south elevation) are somewhat unsightly and any proposal to enhance their appearance is to be welcomed. 

The site is less than 10m to Evesons Farm and Cottage which are Grade II Listed. The building’s principal elevation is to be largely unchanged and the conversion would not result in any direct impact on the Listed Building.  The building has been assessed as a non-designated heritage asset and the historic openings would be reused where possible and the number of new openings has been kept to a minimum. The greatest change is to the rear elevation but with the exception of the rear cart door which is being retained this is the least significant elevation and would not result in removal of historic fabric.  An archaeological recording will be required prior to any work commencing.

Taking account of the above matters, the proposal is considered visually acceptable and will bring a redundant building back into use with some additional windows and small- scale alterations.  All windows and doors should be timber, painted not stained in order to achieve an appropriate conversion.

A curtilage plan has been submitted which will limit the amount of land to be used in conjunction with the dwelling and together with the removal of permitted development rights will reduce the impact of domestic paraphernalia in this Green Belt location to an acceptable degree.


	Design and Materials:

The main aim is to achieve a sensitive conversion which preserves and enhances the historic elements of the barn.  The existing openings would be reused for windows and doors with some changes to the pattern of these.  The amount of new glazing would be limited with the exception of two large glazed elements in the modern rear extension set back within the reveals.  The front and rear cart doors would be retained and the detail of the doors/glazing bars are important. All windows and doors should be solid timber. The exception would be the larger glazed windows and doors to the rear elevation (excluding the cart door) which are located in the more modern projection which would be accepted as aluminium. Details of the windows and doors including materials, sections, reveals and finishes can be secured by condition.

Internally the conversion would result in entrance with stairway, w.c. with boot room/utility with open plan kitchen/dining/sitting area to the rear and cinema/games room, gym/yoga room, office/playroom and lounge to the rear. At first floor four bedrooms and three bedrooms would be provided. The extent of sub-division internally is extensive however this does not in itself justify a refusal of permission.

Random stonework would be retained together with render to the modern rear extension. Details of materials, lintels, rainwater goods, hard and soft landscaping can be controlled by condition.  Any repairs and replacement of stone and slate can also be conditioned.

A single row of solar panels are indicated on the rear elevation which are acceptable in principle and details would need to be secured by condition. 

It would be appropriate to remove permitted development rights in this case in order to prevent unacceptable alterations, extensions and curtilage buildings being erected without regard to their impact on the barn in this Green Belt location.

As such there is no conflict with Policies DMG1 (Design) and DMH4.


	Ecology:

A bat survey has been submitted which concludes that although bats were observed foraging in the area none were observed emerging from the building. As such the risk to bats as a result of the conversion is low.

It is recommended that any external lighting should be low level, low intensity and directed downwards to prevent illumination of adjacent habitat with a habitat bat box built into the fabric of the gable elevations and ridge access using traditional Bitumen underfelt. These can be controlled by an appropriate condition.


	Highways:

The proposal will utilise an existing access from Simonstone Lane which is C classified Road subject to 30mph speed limit. An appropriate level of car parking can be accommodated within the site.

LCC Highways do not object and so the access and parking therefore is acceptable and would not result in any undue impact on highway safety. A reduction in traffic speeds as suggested by a third party objection would not be reasonable or necessary for this development, and LCC Highways have deemed it acceptable based on the current situation.


	Observations/Consideration of Matters Raised/Conclusion:

The principle of development is acceptable along with the design and visual impact, heritage, residential amenity, highway safety, ecology and flood risk subject to conditions.


	RECOMMENDATION:
	Grant planning permission subject to conditions
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