Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0925/P

	Development Proposed:
	Proposed change of use of activity centre to a Bed & Breakfast business, extension into the old rest room to form a guest lounge and alteration of the windows, and alteration of the instructor room window to form a doorway at Fell View Barn, Baygate, Bolton-by-Bowland, Lancashire, BB7 4PQ.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No observations or comments received within the statutory 21-day consultation period.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Policy RT1 – General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

PPS5 – Planning for the Historic Environment.



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

	This application details the proposed change of use of activity centre to a Bed & Breakfast business, extension into the old rest room to form a guest lounge and alteration of the windows, and alteration of the instructor room window to form a doorway at Fell View Barn, Baygate, Bolton-by-Bowland. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty. Permission was granted for the change of use of the barn into a mixed use of residential and business (Outdoor Pursuit Centre) in 2002, with a S106 signed that limited only 40% of the floor space of the building to be used for residential, with the other 60% for the business use. Following Pre-Application discussions with the Applicant, his current Outdoor Pursuits business at Fell View Barn is suffering from a drop in funding over the last 18 months. As such, he is now looking at exploring other avenues of business, more specifically in the tourism related areas, and is proposing to change the use of the 60% business related floor space into guest accommodation, including two B&B rooms with en-suites, a guest lounge and a guest dining room. The scheme also includes an external alteration to an existing window to create a disabled access for to one of the rooms, and the demolition and re-build of an existing lean-to portion of the building that was granted as an extension following completion of the conversion.

The main issues with this application relate to the principle of the development, what affect the proposed change of use and the external alterations may have with regards to its visual impact on the barn, any potential impact on the residential amenity of the adjacent property and any potential impact on highway safety.

The building is considered to be a Heritage Asset (see PPS5) and have historical interest, however whilst the Agent has submitted limited information within his additional information, however given the level of alterations and additions already approved in its planning history, in line with Policy HE7.1 of PPS5 which states that ‘such identification and assessment of the particular significance of each element of the historic environment is fundamental to decision making’, I do not consider this heritage asset to be a significant building within the historic environment, and as such the scheme should be considered under the Local Planning Policies.
With regards to the creation of B&B accommodation within the building, guidance is provided within Policy RT3 of the Local plan, which notes “Planning permission will be granted for tourism related uses in rural buildings providing all the following criteria are met,

i The proposed use will not cause unacceptable disturbance to neighbours,

ii The impact of the proposal or additional elements likely to be required for the proper operation of the building will not harm the appearance or function of the area in which it is situated,

iii The access to the site is of a safe standard or is capable of being improved to a safe standard without harming the appearance of the area, and

iv The design of the conversion should be of a high standard and be in keeping with local tradition, particularly in terms of materials, geometric form and window and door openings.

On the basis of the above, the principle of the use of the business element of the building is considered acceptable, providing that the external alterations and the extension proposed is considered acceptable.

Policy H17 discusses the finer points of the design issues, noting that it must of a high standard and in keeping with the local tradition.

In respect of the creation of the disabled doorway access, given the width of the opening is no wider than the existing window, and that this elevation is not significantly visible from public vantage points, is only visible from within the curtilage of the property and is not considered to be overly domestic in appearance, I do not consider that the proposed increase in size of the opening will have a significant impact on the character of the building.

With more specific regard to the proposed demolition and re-build extension, the original plans submitted were considered to be unacceptable due to the change in the openings, however following discussions with the applicant, the openings are now considered more acceptable due to the doors being moved onto the less visible west facing elevation. The extension itself will be 1.8m longer than the existing extension (4.2m to 6m), and will be the same width. The highest point of the lean-to is increased from 4.4m to 5.3m. The Applicant has provided a photograph of the barn prior to it being converted which shows a lean-to extension on this elevation with a height identical to that proposed. This does not automatically provide a sound basis for its approval, as the consideration must be whether the extension proposed is acceptable in visual terms and on the setting and character of the buildings itself. On this basis, considering the slight increase in the height of the extension on an elevation not readily visible from outside the site, and on a building already significantly altered, the design, form and massing of the extension is considered to have an acceptable impact on the character and setting of the existing barn, without having a detrimental impact on the location.
In respect of the visual impact on the A.O.N.B. and the adjacent open countryside, the character, form and massing of the building has been retained by virtue of the sympathetically proposed extensions and alterations, and as such the scheme is considered visually acceptable.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the distance from the property to the nearest residential properties, I do not envisage that the change in use will cause a significant impact on the amenity of the occupiers of the nearby dwellings.

Finally, in regards to any potential impact on highway safety, the Traffic and Development Engineer has raised no objections to the scheme.

Therefore, on the basis of the above information, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27/09/2010














