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PROPOSED CONVERSION AND CHANGE OF USE OF A REDUNDANT AGRICULTURAL BUILDING INTO A LIVE/WORK UNIT TO PROVIDE A THREE BEDROOM DWELLING AND CAFÉ AND BUNK BARN ACCOMMODATION (RESUBMISSION) AT NEW BARN, HOLDEN LANE, SLAIDBURN

	PARISH COUNCIL:
	Objects to this application on the following grounds:



	
	1.
	The proposed development is within an Area of Outstanding Natural Beauty.



	
	2.
	The proposed development is accessed via a quiet lane and designated cycle track.  Converting the barn into a café will considerably increase the traffic in this area.  The majority of customers would be car borne.



	
	3.
	The proposed access to the development is not really suitable for the large number of customers anticipated.  It is a narrow country road and unsuitable for high volumes of traffic.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the application in principle on highway safety grounds. 

	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGIST):
	Recommends the imposition of a condition that no conversion works shall take place until the applicant has secured the implementation of a programme of building and recording analysis.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Seven letters have been received from (or on behalf of) local residents and businesses who express objections to the application on the following grounds:



	
	1.
	The amendments to the fenestration details are so minor that the application should again be refused.



	
	2.
	The repositioning of the car park will have no effect upon reducing its negative visual impact.  



	
	3.
	There are plenty of existing cafes, public houses etc in the locality that cyclists could use.  There is no need for this café which is in the wrong location and which could have a negative impact on existing businesses, many of which are more appropriately and sustainably located within villages.



	
	4.
	The majority of customers for the café (even cyclists) are likely to be car borne as it is unlikely that they would cycle to Gisburn Forest, complete a challenging bike trail, and then cycle home again.  When added to the existing and the growing popularity of Gisburn Forest, the proposal would seriously exacerbate existing highway safety problems on the narrow country roads in the locality.  



	
	5.
	The car park is inadequate for the proposed café and bunk barn.  This would lead to parking on the highway to the detriment of highway safety or using the grass surrounding the car park for overflow parking to the detriment of visual amenity.  



	
	6.
	As a hybrid residential/employment generating scheme, the proposal does not satisfy the relevant policies because:



	
	
	· The barn is in an isolated location contrary to Policy H15, creating unnecessary public expenditure on services.

· Poor design including an inappropriate number of windows, and an external staircase which is an alien feature when added to a barn contrary to Policy H17.

· The layout of the proposed conversion is such that it would not be difficult for the living accommodation to be extended into the commercial section of the barn at a later date contrary to a requirement of the Interim SPG: Housing.

	
	
	· The business element of the proposal is contrary to the requirements of the SPG and Policy EMP9 of the Local Plan because the creation of the car park and the domestic curtilage together with the traffic attracted to the site will harm the appearance of the AONB and the function of the area in terms of appropriate levels of traffic.

· There is no justification for a residential development on site to support this business.

· The proposal is a blatant attempt to obtain planning permission for a dwelling in the AONB on the back of employment generating uses that are in the wrong location (café) and do not require on site living accommodation (bunk barn and café).

	
	7.
	Noise disturbance.

	
	8.
	Litter. 



	
	9.
	No details in the application concerning effects on wildlife and bio diversity.



	
	10.
	The water supply from a nearby dwelling comes from a borehole.  The conversion of the barn for the proposed residential and commercial uses with a private water supply could affect the supply to the nearby property possibly necessitating re-drilling of the borehole.


Proposal

The application relates to a redundant barn that is approximately 15.3m x 9.3m wide with an overall ridge height of 7.8m.  The proposal is to convert the building, with no increase or decrease in its footprint, into a cyclists café, bunk barn and residential dwelling.  

The proposed dwelling would occupy slightly less than 40% of the barn with just over 60% being occupied by the café and bunk barn.  The dwelling would provide three bedroomed accommodation, the café would be capable of seating 30 people and the bunk barn would sleep up to nine people in three individual rooms.  

The residential part of the development will be located at the south eastern end of the barn with accommodation over three floors.  The café would occupy the ground floor of the work element of the barn with the bunk barn on the first and second floors.  

A parking area for eight cars, four motor cycles and 10 bicycles is to be provided to the west of the barn with two car spaces in front of the barn for the exclusive use of the dwelling.  

New dry stone walls and landscape/hedge planting are included within the submitted plans.  

Site/Location

The application relates to a redundant barn and small adjoining field in an isolated location within the Area of Outstanding Natural Beauty on Holden Lane between Holden and Slaidburn.  

Relevant History

3/1996/0650/P – Conversion of barn to dwelling.  Withdrawn.

3/1997/0066/P – Conversion of barn to dwelling.  Refused.

3/1997/0745/P – Conversion of barn to house and erection of garage.  Refused.

3/2008/0471/P – Conversion and change of use of barn into a live/work unit providing a three bedroom dwelling, a café and bunk barn accommodation.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy EMP9 - Conversions for Employment Uses.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Interim Supplementary Planning Guidance: Housing (October 2002).

PPS7 – Sustainable Development in rural Areas.

Environmental, AONB, Human Rights and Other Issues

This is a resubmission of a similar application (3/2008/0471/P) that was considered by Committee on 8 October 2009.  

In a  very detailed report, the application was considered in relation to the relevant policies.  The conclusion at the end of the report was that the proposal was in accordance with those policies, and was therefore acceptable in principle; and also that the details of the conversion scheme, and the access and parking provision were all acceptable.  Committee was also informed orally that the County Surveyor had no objections to the application on highway safety grounds subject to the implementation of an amended car parking layout that had been received since his original comments.  It was therefore recommended that permission be granted subject to a number of conditions.  Committee, however, resolved to refuse permission for the following reason:

The proposed development by virtue of its design with the incorporation of numerous windows to the original building and the scale and size of the car park would result in conditions to the detriment of visual amenity of the building and locality and, as such, be contrary to Policies G1 and ENV1 of the Districtwide Local Plan.

That reason, of course, relates only to matters of detail and not to the principle of the development.  

In this current application, the applicant has resubmitted the business plan that was included in the original application and has provided confirmation from the structural engineer that the condition of the barn has not materially changed since his survey and report submitted with the original application.  A bat survey carried out in respect of the previous application concluded that the proposed works would be unlikely to cause disturbance to bats or result in loss of bat roosts.  Although no new survey has been submitted with this current application, this matter can be dealt with by an appropriate condition in the event of permission being granted.

In the Design and Access Statement submitted with the current application, the applicant states that the documents submitted with the original application possibly did not fully inform the Council of his intentions with the live/work unit, or give credence to the success that he has already achieved in establishing cycling focused activity.  He therefore makes a number of comments on this particular subject, some of which (even though the previous application was only refused due to detailed considerations) I have included below:

· The applicant was a police officer between 1977-2007.  

· In 2007 he started ‘I Cycle Training’ dedicated to cycle training for all ages but mainly delivering a national standard of cycle instruction for schools which is the replacement for cycling proficiency.  This company currently employs 9 staff.  

· The company also delivers cycle assessments for employees of large organisations where cycling is a part of their function (eg the police) and also assists in the organisation of cycling holidays such as coast 2 coast and the Lancashire Cycle Way.  He purchased New Barn in 2008 and has no desire to convert the barn into a full dwelling.  To evidence that, he agreed to a generous claw back agreement with the vendors in the event that the barn was granted full residential permission.  This effectively means that it would be uneconomic to do so.

· His interest in New Barn is due to it being directly on the newly opened Lancashire Cycle Way.  

· He believes that New Barn can be effectively reused to cater for the needs of cyclists and visitors to the area, numbers of which are increasing.

· The facility will hopefully be a service available to visitors and is unlikely to be an attraction in its own right; it will merely be a facility for users already coming to the area.

· The proposal will create additional sustainable employment, will assist in encouraging greater cycling and visitor activity in the wider area and reuse of an existing building which are all local and regional government aims.

In order to specifically address the reason for refusal, the application has been amended as follows:

· On the rear elevation a patio door has been amended to a more appropriate smaller window.

· On one of the side elevations, a first floor window has been reduced in size and a proposed ground floor window has reverted back to a door opening as presently exists.

· The car park has been repositioned closer to the roadway.

Subject to a condition requiring the removal of a patio door, the fenestration details were considered by officers to be acceptable in the previous scheme, as evidenced by the recommendation of approval.  The proposed changes in this current application involve removal of the patio door and would also reduce the total amount of glazing and produce a more ‘random’ appearance to the fenestration on two of the elevations.

In the previous application, the originally submitted plans showed a car park comprising 15 car spaces, four motorcycle spaces and 10 cycle spaces that the County Surveyor considered to be excessive given that touring cyclists were the target group for the café.  An amended plan showing eight car parking spaces, four motorcycle spaces and 10 bicycle spaces was submitted which the County Surveyor considered to be acceptable.  The proposed parking area, however, was in a central position within a grassed area to the north west of the barn.  In this current application, the car park provides the same number of the different types of spaces but is to be located closer to the front boundary of the site where it would be screened by the stone boundary wall.

Subject to a condition requiring the parking area to be visually unobtrusive through the use of, eg grasscrete, and to prevent the remainder of he grassed area from becoming overflow parking, I consider that the alterations to the car park have overcome that particular aspect of the reason for refusal of the original application.  Overall, I consider that, in common with the original application, the proposed development remains acceptable in principle, and that the amendments have satisfactorily addressed the reason for refusal of the original application.

SUMMARY OF REASONS FOR APPROVAL

The proposal will result in new tourist facilities in the locality with benefits to the rural economy and employment opportunities whilst not having any seriously detrimental effects upon the appearance and character of the AONB, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of two years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the proposal as shown on Drawing No’s IHQ03, 04 and 05.


REASON: for the avoidance of doubt and to ensure compliance with the submitted plans.

3.
All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.


REASON:  In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

4.
Prior to the commencement of development a schedule of works including a sequence of operations for the scheme of conversion shall be submitted to and approved in writing by the Local Planning Authority.  This schedule shall include precise details of any sections of wall that are to be rebuilt and this shall not be in excess of approximately 30% of the total wall area of the existing building.


REASON:  In accordance with the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan in order that the Local Planning Authority may be satisfied as to the extent of necessary rebuilding works, and the manner in which it is to be carried out.

5.
Prior to the commencement of development an inspection regime to operate during the construction process should be agreed in writing with the Local Planning Authority.


REASON: In order to ensure the continued structural integrity of the building to meet the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan.

6.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

7.
All new and replacement door and window head and sills shall be natural stone to match existing.


REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

8.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out unless a further planning permission has first been granted in respect thereof.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (or any Order revoking or re-enacting that Order) the building shall not be altered by the insertion of any windows of any window or doorway unless a further planning permission has first been granted in respect thereof.  


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

11.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Classes E and F of the Schedule to the Order shall not be carried out unless a further planning permission has first been granted in respect thereof.


REASON:  In the interests of visual amenity and to comply with Policies G1, ENV1 and H17 of the Ribble Valley Districtwide Local Plan.

12.
At any time, a maximum of 40% of the floor space of the converted building shall be used for residential purposes.


REASON: To comply with the terms of the application and the requirements of the interim SPG “Housing” October 2002 and national guidance relating to PPS7.

13.
The occupation of the residential element of the conversion scheme shall be restricted to a person directly involved with the employment use being operated from the site and any dependants of such a person residing with him or her.


REASON: In the interests of sustainable development and to comply with the requirements of the interim Supplementary Planning Guidance: Housing October 2002.

14.
Both elements of the employment use must be commenced not later than one month after the first occupation of the residential accommodation and the applicant shall inform the Local Planning Authority upon commencement of the employment use. 


REASON: To comply with the terms of the application and the requirements of the interim SPG: Housing October 2002.

15.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  The scheme shall also seek to contribute to UK and Lancashire Biodiversity Action Plan (BAP) targets.


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

16.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1 and ENV14 of the Ribble Valley Districtwide Local Plan.

17.
Prior to the commencement of works on the formation of the car park hereby permitted, precise details of its surface materials (which shall be visually unobtrusive through the use of eg grasscrete) shall be submitted to and approved in writing by the Local Planning Authority.  Details shall also be included of some form of physical barrier (eg wall or fence) on the boundaries of the parking area in order to prevent the use of the surrounding grassed area for overflow parking.


REASON: In the interests of visual amenity and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

18.
Prior to the first use of the building for any of the authorised purposes, the parking spaces for cars, motorbikes and cycles, and the physical barrier on the boundaries of the parking area, shall be provided to the satisfaction of the Local Planning Authority in accordance with the submitted plans and the additional details provided in accordance with condition No 17 of this permission.  Thereafter, the parking spaces shall be retained permanently available clear of any obstruction to their designated purpose, and the physical barrier shall be retained in perpetuity.  


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

19.
Unless otherwise agreed in writing with the Local Planning Authority, the development shall be carried out in strict accordance with the recommendations of the bat survey and report dated 4 March 2008 that was submitted with planning application number 3/2008/0471/P.

Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

NOTE(S):

1.
With regards to condition number 15, the applicant is advised to discuss ecology/biodiversity issues with the Lancashire County Council Ecologist, Sarah Manchester, on 01772 534150.

2.
With regards to condition number 19, the applicant is advised that, due to the passage of time since the survey was carried out, a further survey is advisable prior to the commencement of conversion works.

