Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0503/P

	Development Proposed:
	Proposed change of use of redundant community centre (Old School House) to three bedroomed single storey dwelling at Lane Ends.  Old School House, Lane Ends, Grindleton, Lancashire, BB7 4PH.



	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council - Our parish council wish to compliment the architect and yourselves for drawing up a very suitable plan for the building.  We have no problem with this scheme.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No comment on this application.

LCC Planning Officer (Archaeology) – Whilst no formal comments have been received in relation to this application, the County Officer made the following comments on the previous scheme.  These are still considered relevant to this proposal.

The proposed conversion will have a significant impact on the historic character and appearance of the building, and may result in the loss of some historic fabric.  The CBAs ‘An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy’ has indicated that “there is an urgent need for all local authorities to ensure that farm buildings undergoing adaptation are at least considered for recording” so that “a regional database of farm buildings can be derived and variations across the region examined”.  Consequently should the LPA be minded to grant planning permission, LCAS would recommend that the recording of the buildings prior to conversion be secured by condition.


	CONSULTATIONS: Additional Representations.

	No additional representations received.



	RELEVANT POLICIES:

	National Planning Policy Framework.

Policy G1 - Development Control.

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 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

Wildlife & Countryside Act 1981 as amended.

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



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

	This application is a re-submission of a previously refused application to convert and extend the Old School House building on this site.  Two previous schemes have been refused.

The application site is located within the Hamlet of Lane Ends, which sits 3.5km northwest of the village of Bolton-by-Bowland and 4.5km north of the village of Grindleton.  The site is located within the Forest of Bowland Area of Outstanding Natural Beauty.  The site is surrounded by agricultural land on three sides, however the Hamlet of Lane Ends does comprise nine residential dwellings.  The building was built in two parts, one in 1874 and the latter addition in 1926, and was used as a school building up until the 1970s.  It sits within an enclosed area of land and has an existing vehicular access into the site.  It has more recently been used as a community centre, however it has been unused for almost 6 years now.  As highlighted in the original application (3/2011/0859/P), the property was placed on the open market in July/August 2007 (confirmed by John Pallister in a letter dated 18th of August 2011) to be sold as ‘workspace’, however despite a number of written offers in the region of £51,500 to £130,000, the property failed to sell.

This revised application submitted again seeks permission to convert and extend the building in order to create a three-bedroom dwelling however the proposal no longer seeks to enlarge the property by virtue of raising its roof.  The scheme proposes to simply convert the existing shell of the building, whilst extending the footprint of the building with an extension to the northwest facing elevation.  This elevation is partially hidden behind the existing boundary wall.  The dwelling proposed will comprise of a kitchen/living/dining room, lobby, three bedrooms (one with an en-suite) and a bathroom on one level.  This proposal has been the subject of informal Pre-Application advice, and as with previous schemes, I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent dwellings by virtue of the proposed development.

As highlighted within the previous application, given the age of the building, the date stone on the left hand portion of the building says 1874, and the fact it is visible on the 1940s Aerial Photographs on Mapzone, the building is considered to be a non-designated Heritage Asset, and as such consideration of paragraph 135 of the NPPF should be taken.  It notes that the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application.  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.
Paragraph 131 of the NPPF also provides guidance on determining planning applications, with paragraph 133 of the NPPF noting that where a proposed development will lead to substantial harm to or total loss of significance of a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss.
More specific guidance on proposals to convert buildings to dwellings is also provided with the Policy H2 of the Local Plan, which notes “Outside the settlement boundaries, residential development will be limited to the appropriate conversion of buildings to dwellings, provided they are suitably located and their form, bulk and general design are in keeping with their surroundings.  Also, that they structurally sound and capable of conversion without the need for complete or substantial reconstruction”.

Additional advice is also provided by Policies H15, H16 and H17 of the Local Plan, which note that, amongst other things,

· The conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable,

· The building must be structurally sound and capable of conversion, without the need for extensive or major alterations which would adversely affect the character or appearance of the building,

· The character of the building and its materials are appropriate to its surroundings and the building is worthy of retention, and that

· If a building is to be converted this should be done with minimal changes to the roof slope or amendments to the eaves line.

Given the sites location within the Forest of Bowland AONB, Policy ENV1 must also be considered which states, “the landscape and character of the Forest of Bowland AONB will be protected, conserved and enhanced.  In addition development will also need to contribute to the conservation of the natural beauty of the area.  The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications”.  The NPPF also considers within paragraph 115 that great weight should be given to conserving landscape and scenic beauty in Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty, and that the conservation of wildlife and cultural heritage are important considerations in all these areas.  In addition, the public views from the adjacent Public Right of Way are also a material consideration.

Given the building is considered to be a non-designated Heritage Asset, paragraph 135 of the NPPF should be considered.  It notes that the effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application.  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.  As with the previous scheme, it was highlighted that there should be a presumption in favour of conserving heritage assets and any loss affecting such an asset should require clear and convincing justification.  It was suggested then that the first consideration should remain to convert the building ‘as is’, with a single storey extension on the east facing elevation the most appropriate way of providing additional floor space, subject of course to design.  The applicant has sought to do this.  The proposal submitted is now consider appropriate and in keeping with the current simple, linear form of the building, and the harm to the character of the building would now be minimal.
Paragraph 178 of the HEPPG is also considered important, following recent appeal decisions, as it advises that “The main issues to consider in proposals for additions to heritage assets are proportion, height, massing, bulk, use of materials, use, relationship with adjacent assets, alignment and treatment of setting.  It would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting.”
Paragraph’s 49 and 131 of the NPPF are perhaps the most important considerations as they advise that ‘housing applications should be considered in the context of the presumption in favour of sustainable development’, and 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.
Given the minimal extent of the proposed extensions and alterations proposed to the existing building, the proposed development submitted is now considered to promote and reinforce the local distinctiveness of the building and the area, it will sustain and enhance the existing non-designated heritage asset on the site, it will not significantly alter the character of the existing building or its setting, and the proposal will now create a new dwelling in keeping with the current landscape character of this area.  On this basis, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2012/13











