
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2009/0697/P

	Development Proposed:
	To modify/discharge the following condition ‘to utilise a minimum of 60% of the floor space of the converted building, the subject of the development for business purposes’ at Fell View, formerly barn at Baygate, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

PPS3: Housing.

PPS4: Planning for Sustainable Economic Growth.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV1, H15 and PPS3: Housing – a permission would be tantamount to granting permission for the formation of a dwelling (without the justification of an associated business use) in an unsuitable and unsustainable location contrary to advice in paragraph 69 of PPS3: Housing and the requirements of saved policies G5, H2 and H15 of the Local Plan.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission was granted by 3/2002/0656/P for the conversion and change of use of an agricultural building to a mixed use residential/business (outdoor pursuit centre) at this property.  The applicable policies at that time would not have permitted the conversion of the building into a dwelling only.  The permission was therefore subject to a Section 106 Agreement requiring 60% of the floorspace of the converted building to be used for business purposes.  

This application seeks to either totally delete that requirement or reduce the required business element to 15% of the floorspace.  A reduction to 15% would require possibly just one room of the building to be used for the business (which would be not dissimilar to the office/study/computer room found in many dwellings).  For all intents and purposes, permission in relation to this application would therefore be tantamount to granting permission for an independent dwelling without any associated business use. The application therefore needs to be considered as if it was an application for the conversion of a barn into a dwelling.  

As the Council does not presently have a five year supply of housing land, there is therefore a presumption in favour of housing development (including conversion schemes) but with due regard being paid, not only to the requirements of paragraph 69 of PPS3: Housing, but also to the relevant saved policies of the Local Plan.

Policy H15 of the Local Plan states that planning permission will be granted for the conversion of buildings to dwellings in situations where:

· There need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure.

· There would be no materially damaging effect on the landscape qualities of the area.

· There would be no unacceptable harm to nature conservation interest.

· There would be no detrimental effect on the rural economy.

· Within the AONB the proposal should be consistent with the conservation of the natural beauty of the area.

In the explanatory text to Policy H15 it is stated that ‘conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable’.  

This property is not within a settlement.  Whilst there are other buildings in the general locality, it is not considered that the building forms part of any defined group.

The proposal is therefore contrary to the requirements of Policy H15.  It would result in the formation of an independent dwelling (without the justification provided by the business use) in an unsustainable and unsuitable location contrary to the advice in paragraph 69 of PPS3: Housing and the requirements of saved Policies G5, H2 and H15 of the Local Plan.

It is therefore considered that the application should be refused.



	RECOMMENDATION: That permission for the modification/discharge of the condition be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














