Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0103/P

	Development Proposed:
	Retention of a live-work unit for a rural worker and proposed alterations.  Park Style, Leagram, Chipping, Lancashire, PR3 2QT.


	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council – No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No comments received.


	CONSULTATIONS: Additional Representations.

	LCC Rural Estates Manager – It is evident that the circumstances referred to in the supporting information relating to the occupation and use of the application building has not changed from those put forward at the time when application number 2012/0817 was submitted by the applicant.  I note though that the evaluation of the use having regard to whether this is in accordance with Planning Policy also includes reference to Paragraph 21 of NPPF which refers to development involving "integration of residential and commercial uses within the same unit" which the supporting information identifies as relating to live/work units.  I note there is no direct reference in the Borough Council's local Plan to live/work units.  Whilst reference is made in the supporting information to there being an "essential need" (in accordance with paragraph 55 of NPPF) for the occupant to live on the unit, I do not agree that there is an operational justification in this respect and refer to my Assessment when I reported upon the earlier application.

The applicant is able to employ workers to undertake the day to day manual work requirements associated with the management of the farm and game keeping operations as identified by reference to a farm manager and head gamekeeper as employees of the applicant.  It is stated that the occupier of the application building is an employee of the applicant whose employment is engaged in these two operations.  As the application building forms part of a complex of buildings as well as being well related to all the applicant's operations I envisage that it does provide a useful storage use as referred to in spite of the fact that its internal layout is that of its original design as such I feel creates limitation of use due to restricted access, low height and poor natural light.

As the building appears to be currently providing a live/work facility, I do not foresee that this use should need to change.  I feel though I should make the point that owing to the building's design and situation within the applicant's unit that this use would only be appropriate to the applicant's operations and not a wider use.  In view of this, if you were minded to approve this application you may feel a condition to tie the use to the applicant's farm would be appropriate.


	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy EMP9 – Conversions for Employment Uses.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 – Species Protection.

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.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMB1 – Supporting Business Growth and the Local Economy.

Policy DMB2 – The conversion of barns and other rural buildings for employment use.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH3 – Dwellings in the open countryside and AONB.
Policy DMH4 –The conversion of barns and other buildings to dwellings

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development.

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.



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

	The application seeks permission for the retention of work that has been carried out at the former dwelling, Park Style, to create living accommodation within the first floor of the building for use by a gamekeeper/farm worker working at Higher Lickhurst Farm.  The ground floor rooms will be used for storage and kennels in connection with the occupants work.  Park Style Farm has a history of use as a dwelling but was left vacant for a number of years.  The upper floors have been reinstated as living accommodation in the last 12 months, comprising a living room, bedroom, bathroom and kitchen, and this application seeks permission for the retention of this unit in connection with the occupational activities of the rural worker currently residing in it.  The building is located approx. 2.3km north-east of the village of Chipping, and is accessed via a track from the east via Higher Lickhurst Farm, some 700m away to the north east.  The building sits amongst a network of public footpaths.

The building is built in stone with a blue slate roof (re-roofed and repaired in the past 12 months), and the attached barn (without a roof) is also built from stone.  The access track runs into a small yard area to the front of the buildings, and opposite the building are a number of detached stone and brick outbuildings.  The first floor windows have already been inserted however this proposal also seeks to replace existing fenestration details within the ground floor with new window frames.  There are no new openings proposed.  The applicant did not seek pre-application advice prior to submitting this scheme, however a previous application was submitted in 2012 but withdrawn before a decision was made.

In considering the proposal, I am mindful of policies in the current adopted Districtwide Local Plan (DWLP).  This plan sets out the planning policies for the Ribble Valley.  Although policies in this plan are soon to be superseded by policies in the Core Strategy (the emerging Development Plan for the Borough) at present, the DWLP remains the primary tool used in determining planning applications.  Under the DWLP the site falls within the AONB (policy ENV1).  This nationally recognised status of the area means that opportunities for development are somewhat restrictive, and this policy states that the landscape and character of the AONB will be protected, conserved and enhanced, with the environmental effects of proposals being a major consideration along with the design, materials, scale, massing and landscaping being important factors in deciding planning applications.  Regard will also be had to the economic and social well being of the area.

Policy G5 is also applicable to the proposal.  The policy is intended to recognise the need to protect the countryside from inappropriate development but in doing so accepts that the countryside is a working area and a source of many Ribble Valley resident’s livelihoods.  Applying policy G5 to the proposal, the policy states that outside the main settlement and village boundaries (as this site is) planning consent will only be granted for small scale developments which are essential to the local economy, developed for local needs housing (subject to Policy H20 of the DWLP) or are for other small scale uses appropriate to a rural area which conform to the policies of the plan.

The purpose of the application is to provide suitable living and working accommodation for a person employed in a rural business based in this locality.  The occupant is Under Keeper at Higher Lickhurst Farm, which comprises 2638 acres of grazing land, some of which is used for shooting.  The accommodation provides an apartment for the Under Keeper (a single man).  The main farm is centred at Higher Lickhurst Farm where a new 59m x 22.2m portal farm cattle building has recently been erected.  Stocking levels have increased significantly since the purchase of the farm in 2008, and the applicant anticipates there will be an increase in sheep breeding stock also.  The farm presently employs three full-time staff, which is due to increase to 4 full-time in July this year (2013).  The Head Keeper lives 2.5km away, whilst the newest employee presently lives at home (with parents).  As stocking levels increase, it is anticipated that there will be a requirement for 2 men to be on site 24 hours a day/12 months of the year.  The Under Keeper presently assists in farm work as well as Game Keeping, and it is anticipated that his duties will shift more towards farming as the stocking levels increase.  The agent/applicant advise that in order for this existing rural business to function effectively and efficiently, and in order for the business to expand they deem it essential that the live/work unit at Park Style be retained.  It is agreed that the requirement could not be filled by another existing dwelling on the site, especially considering Higher Lickhurst is currently in the process of being renovated for the Head Stockman (Listed Building and Planning Applications have been submitted), and the farm is a considerable distance from the nearest village.

Paragraph 28 of the National Planning Policy Framework (NPPF) supports the sustainable growth and expansion of business and enterprise in rural areas, both through the conversion of existing buildings and well-designed new buildings.  It also promotes the development and diversification of agricultural and other land-based rural businesses.  However, the location of the site is remote from a settlement and the farm complex, and this therefore raises questions in relation to the sustainability of the site.  Paragraph 55 of the NPPF states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  NPPF states that Local Planning Authorities should avoid new isolated homes in the countryside (which the proposals would create) unless there are special circumstances.  The special circumstances listed in the NPPF include:

· the essential need for a rural worker to live permanently at or near their place of work

· where such development would represent the optimal viable use of a heritage asset

· where development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting; or

· the exceptional quality or innovative nature of the design of the dwelling.   

Although the proposal would involve the retention of a part-converted redundant barn, there are questions as to whether the proposal to convert the barn to a part residential use would lead to an enhancement of the immediate setting - a remote location in an area of open countryside.  This view is further supported by Policy H15 of the DWLP which states that problems can arise where isolated buildings in the landscape such as barns are proposed for conversion as the local landscape can be damaged and a degree of urbanisation imposed on an otherwise wholly rural view, which is linked to additional factors such as garden areas and car parks.  However, this scheme is for a live-work unit and not a residential unit, and I am therefore conscious of paragraph 21 of NPPF which states that Local Planning Authorities should facilitate flexible working practices such as the integration of residential and commercial uses within the same unit and also in returning back to paragraph 55 of the NPPF, one of the special circumstances listed refers to the essential need for a rural work to live permanently at or near their place of work.

Due to the age of the buildings on site, they are considered to be a non-designated heritage asset with some historical interest.  National guidance contained within the NPPF, specifically Chapter 12, details ‘Conserving and enhancing the historic environment’.  Paragraph 131 provides advice when determining planning applications, noting that local planning authorities should take account of:

· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 135 of the NPPF considers that the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application.  It also states that ‘In weighing applications that affect directly or indirectly non designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.’
In order to assess the principle of this particular development proposal, the following matters are also considered important.  Due to the location of the buildings in relation to the main highway network, the condition of the access track to the site from Higher Lickhurst and the relatively isolated position of the site within this area of the AONB, an application for an unrestricted residential dwelling/conversion would not accord with either saved local plan policy or the principle of sustainable development within the NPPF.  The proposal is therefore distinctly specific consent for the applicant, and the farmsteads own specific circumstances.  The occupier of this unit will have two functioning roles on the farmstead during specific periods of the calendar year, and this location within the farm holding will help him ‘sustainably’ achieve his role by being close to each role.  Therefore the ability to assist with both elements of his role by living and working close to the farm complex, and the reduced vehicle trips as a result of living on site, is cumulatively a material consideration, and forms the main justification for the requirement for the proposed new unit.  Having regard to the above and in particular NPPF which states that Local Planning Authorities should facilitate flexible working practices such as the integration of residential and commercial uses within the same unit, and look to support rural businesses and economic growth, in principle the proposal is considered acceptable based on the specific case and justification provided by the applicant which satisfies the necessity for the residential element of the unit as discussed above.
Despite the above, it is considered that the criteria in policy EMP9 of the DWLP would also need to be satisfied for any application for the conversion of the barn to an employment use to be suitable.  This policy advises that for such schemes to be acceptable, proposals:

· must not cause unacceptable disturbance to neighbours in anyway, 

· the building must have a genuine history of agriculture or other rural enterprise, 

· the building must be structurally sound and capable of conversion for the proposed use without the need for major alternations which would adversely affect the character of the building

· 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

· the access to the site must be of a safe standard or is capable of being improved to a safe standard without harming the appearance of the area

· 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. 

The building has a genuine history of agricultural use, it is structurally sound and capable of conversion, access to the site is through the applicant’s farm, and due to the distance from any neighbouring residential units, there will be no further disturbance to nearby neighbours.  Design guidance for conversion schemes is provided in Policy H17 of the DWLP.  The scheme represents the optimal use for the building (a non-designated heritage asset) and prevents it from falling further into disrepair, and the scheme allows a more sensitive treatment of the building.  In assessing the submitted drawings, there are no new openings required, and the replacement fenestration has been chosen to be sympathetic.  It is important that farm buildings, such as Park Style, are preserved in their original form without alien, urban additions or alterations, and on this basis I consider that the conversion would have no impact, and will be sympathetic to the existing fabric of the building, and protect the longevity of the non-designated heritage asset.

With regards to matters of highway safety, the only likely visitors to Park Style will be other work colleagues or close friends and family of the occupier, and these will use the existing track.  There is adequate space within the curtilage of the building for parking.  Given that the scheme will be strictly conditioned based on the personal circumstances of the applicant, there are no objections in this instance.

In conclusion, on the basis of the circumstances put forward by the applicant and the justification provided as part of this application, the development proposed is considered acceptable and is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	On the basis of the circumstances put forward by the applicant and the justification provided as part of this application, 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: 06/11/2012














