Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0417/P

	Development Proposed:
	Proposed erection of an annex building providing 5 no. Bed and Breakfast rooms with ancillary space at Clerk Laithe Barn, Newton-in-Bowland, Slaidburn, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Traffic and Development Engineer) – No objections to this proposal on highway safety grounds.

LCC Environment Directorate (Ecologist) – On the basis of the information submitted, the LCC Ecologist is unable to determine whether or not the proposed development would effect any features within the existing building that have a potential to support roosting bats. If roosting bats were to be affected, RVBC would have to have regard to the requirements of the Habitats Directive in reaching a planning decision. If, however, this matter an be adequately addressed and RVBC are minded to approved the application, planning conditions are recommended to address matters relating to,

· Nesting Birds, and

· Working methods.



	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 ENV7 – Species Protection.

Policy ENV9 - Important Wildlife Site.

Policy RT1 – General Recreation and Tourism Policy.

Policy RT2 – Small Hotels and Guest Houses.

PPS5 – Planning for the Historic Environment.

PPS7 – Sustainable Development in Rural Areas.



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

	Clerk Laithe Barn is situated on the west side of Slaidburn Road, approximately 300m north of the village and Conservation Area boundaries of Newton-in-Bowland. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty. It was formally a redundant agricultural building, granted planning permission in 1998 (3/1997/0058/P) for its re-use and adaption to form one dwelling with ancillary works space; the works space is subject to a S106 agreement in accordance with the Town and Country Planning Act 1990. The site is currently enclosed partially by an existing stonewall and part by a post and rail fence, and whilst the main dwelling has been completed in accordance with the approved plans, and to a high standard, the remainder of the site remains unfinished in terms of landscaping the garden areas. Planning permission was also granted for a detached domestic double garage to the north of the building in 2001, however this was never implemented.

The original planning application was conditioned so that the development approved was in accordance with the S106 dated 1st of December 1998, which was signed as a deed and delivered by Jane Lewis, the applicants mother. The development was thereafter restricted to retain this commercial element within the building, measuring approximately 60 sq.m. of floor space, however the S106 does not stipulate exactly what use the ‘workspace’ is to be used for. The intension of this original application was for the applicant to live in the dwelling section of the barn, and run a commercial business with his mother as a family venture, however due to unforeseen circumstances, the commercial aspect could not ultimately deliver.

The applicant appreciates that the property is subject to a covenant restricting a percentage of the building to a commercial use, and as such as part of this application seeks to utilise this element as a kitchen and dining room for use by guests in support of the bedroom annex building proposed here to the north of the main building that will provide 5 no. Bed and Breakfast rooms with ancillary space. The scheme also involves the landscaping of the site to the south of the building in order to create additional screen planting for both the building and the seven parking spaces proposed for the new development. The existing vehicular access to the site will be used.

The main issues with this application relate to the principle of the development, what affect the proposed erection of the building will have with regards to its visual impact on the setting of the barn and its location within the AONB, any potential impact on habitats and any potential impact on highway safety.

With specific regard to tourism related development, Policies RT1 and RT2 provide guidance on such matters. Policy RT1 notes that ‘The Borough Council will approved development proposals which extend the range of tourism and visitor facilities in the Borough subject to certain criteria being met including,

i. The proposal must not conflict with other Policies in the Local Plan;

ii. The proposal must be physically well related to an existing main settlement or village;

iii. The development must not undermine the character, quality or visual amenities of the area by virtue of its scale, siting, materials or design;

iv. The proposal should be well related to the existing highway network; and

v. The site should be large enough to accommodate the necessary parking, service areas and landscaping.

And in the Forest of Bowland AONB, the following should also apply,

a) The proposal should display a high standard of design appropriate to the area; and

b) The site should not introduce built development into an area otherwise largely devoid of structures.

Policy RT2 covers proposals for small hotels, guesthouses and self-catering accommodation and includes similar guidelines to that outlined in RT1.

As noted above, the site falls within the Forest of Bowland AONB (Local Plan Policy ENV1). Policy ENV1 notes that ‘the protection, conservation and enhancement of the natural environment should be the most important considerations in the assessment of the proposals’. In addition to this, the policy states that ‘where possible, new development should be accommodated through the re-use of existing buildings’. Although the plan accepts there is a need for development to allow for appropriate employment generating facilities, countryside recreation opportunities and housing for those in need, these should not be at the expense of those qualities that make the area special.

Finally, the building is also considered to be a non-designated Heritage Asset (see PPS5) and have historical interest. The Agent has submitted limited information within the Design and Access Statement regarding how the proposed development would effect the historic character of the building, in line with PPS5: Planning for the Historic Environment, and this is an important material consideration when assessing this application. With respect to PPS5, the following Policies and their considerations are relevant,

· Policy HE7.4 requires consideration of the sustaining and enhancement of the significance of heritage assets and of the consideration of the positive role of heritage assets in place-shaping,

· Policy HE 9.1 states that: “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification”,
· Policy HE9.4 states that “Where a proposal has a harmful impact on the significance of a designated heritage asset which is less than substantial harm, in all cases local planning authorities should;

(i)

weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and recognise that the greater the harm to the significance of the heritage asset the greater the justification will be needed for any loss”, and

(ii)

recognise that the greater the harm to the significance of the heritage asset the greater the justification will be needed for any loss”.

On this basis, given the location of the site in relation to Newton-in-Bowland, the position of the building on site and the land available for parking, the site is considered acceptable in principle for a tourism related development such as this.

With specific regard to the guidance provided in relation to ‘heritage assets’, whilst the approval of further development within the curtilage of other similar, relatively isolated dwellings would normally be looked at unfavourably, it is important to consider that in this case we are considering a property with a mixed use that includes a commercial element. As such, it would be common to find other associated, ancillary buildings on such a site if the business were to expand, with such buildings of course being subject to the usual strict design guidelines relating to locations within the curtilage of non-designated heritage assets and within the Forest of Bowland AONB.

Therefore with specific regard to the proposed design, the original plans submitted with the application were considered to be unacceptable due to the building being directly connected to the main dwelling, however following discussions with the agent, the building was altered to be standalone on a similar footprint to the garage previously approved. The proposed number of openings within the building has been kept to a minimum and the Applicant will use stone, slate and timber openings throughout in order to be sympathetic to the main building on site. With regards to the buildings small scale, position on site, additional landscaping, sympathetic design and the materials proposed, I also do not consider that approval of this application would undermine the character, quality or visual amenities of the area, as it would have an acceptable visual impact on this location within the A.O.N.B. without harming the character, appearance and rural context of this site.

In respect of the overall visual impact of the proposal on the A.O.N.B. and the adjacent open countryside, including the car parking and new stone walls to enclose the site, where possible the character and form of the existing building on site has been retained by virtue of the sympathetically proposed conversion scheme, and by virtue of the use of the existing vehicular access, albeit with the introduction of car parking to the front of the building, due to the retention of the existing stone wall to the roadside frontage of the site, very little change can be seen from the existing streetscene. The site will be further screened by native planting, and given the changes in land levels between the adjacent highway and he buildings position on site, it will not be significantly visible from passers by. As such, on the basis of the above assessment, I consider the scheme to be visually acceptable.

Due to the location of the site in relation to the nearest residential properties, the only potential issue envisaged is through light pollution from cars turning into the parking spaces. However, due to the introduction of the new stonewall and additional screen planting along this boundary, I am happy that this can be successfully mitigated and it will not cause a significant impact on the amenity of the occupiers of the adjacent dwelling.

In respect of the potential impacts on existing habitats at the site, I have discussed the concerns of the LCC Ecologist with the Council’s Countryside Officer, and we are satisfied that conditions can be placed upon this proposal to enable the safe control of the future development of this site as per the proposed scheme.
In regards to any potential impact on highway safety, the LCC Traffic and Development Engineer has raised no objections to the scheme.

Therefore, on the basis of the above information, and bearing in mind the guidance provided within PPS7, particularly paragraph 35 which notes ‘Local Planning Authorities should support the provision of general tourist and visitor facilities in appropriate locations, and where new facilities are required, these should normally be provided in, or close to service centres or villages’, 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: Various














