Mr S Townson

Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2013/0508/P

	Development Proposed:
	Application for the renewal of planning permission 3/2010/0194/P for the proposed conversion and change of use of a redundant building into a live/work unit to provide a 3 bedroom dwelling and a café and bunk barn accommodation at New Barn, Holden Lane, Slaidburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No comments to make on this application.

Environment Directorate (County Archaeologist) – Has commented that the amended historic buildings record submitted with this application meets with the approval of the Lancashire County Archaeology service. 

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
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.

The Core Strategy Submission version as proposed to be modified
Key Statement EC1 – Business and Employment Development.

Key Statement EC3 – Visitor Economy.

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.
Policy DMG3 – Transport and Mobility.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DMH4 – Conversion of Barns and other Rural Buildings to Dwellings.

Policy DMB1 – Supporting Business Growth and the Local Economy.

Policy DMB2 – The Conversion of Barns and Other Rural Buildings for Employment Uses.

Policy DMB3 – Recreation and Tourism Development.

National Planning Policy Framework (NPPF).

National Planning Policy Guidance (NPPG).


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

	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.  The barn to which the application relates is approximately 15.3m long x 9.3m wide with an overall height of 7.8m.  Previous application 3/2010/0194/P sought permission for the conversion of the building, with no increase or decrease in its footprint, into a cyclists café, bunk barn and residential dwelling.
The dwelling proposed in that previous application was to occupy slightly less than 40% of the barn with just over 60% being occupied by the café and bunk barn.  The dwelling was to provide 3 bedroomed accommodation, the café would be capable of seating 30 people and the bunk barn would sleep up to 9 people in 3 individual rooms

In that application, the residential part of the development would be located at the south-eastern end of the barn with accommodation over 3 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 8 cars, 4 motorcycles and 10 bicycles was to be provided to the west of the barn with 2 car spaces in front of the barn for the exclusive use of the dwelling.  New dry stone walls and landscape/hedge planting were included in the plans submitted with that original application.
That previous application was considered by Planning and Development Committee in May 2010 and was considered to be in accordance with the applicable saved policies of the Local Plan.  Permission was therefore granted subject to a number of conditions.  This current application seeks to renew that previous permission.

Advice to Local Planning Authorities in respect of renewal applications is that permission should be granted unless there have been any material changes in policies or circumstances that justify refusal of the application.

In this case, since the original planning permission was granted, the National Planning Policy Framework has been introduced and the Council has reached submission stage in its Core Strategy.

Section 3 of NPPF is concerned with supporting a prosperous rural economy and advises that LPA's should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development.  To promote a strong rural economy LPA's are advised to:
1.
support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well-designed new buildings.

2.
promote the development and diversification of agricultural and other land based rural businesses;

3.
support sustainable rural tourism and leisure developments that benefit business in rural areas, communities and visitors, and which respect the character of the countryside.  This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres;

4.
promote the retention and development of local services and community facilities in villages such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

This proposal involves the conversion of an existing rural building as accepted in principle by point no 1 above.

With regard to point no 3, the building is located within the Forest of Bowland AONB and close to Gisburn Forest.  There is an established network of cycle paths in the forest that attract many visitors to the area who seek local accommodation.  New Barn is also located alongside the Lancashire Cycleway and is therefore ideally located to offer refreshments and overnight accommodation to cyclists.  There are also a number of footpaths and other routes around the area which attract visitors to the AONB, all of whom would be potential clients for the proposed café and bunk barn.  This proposal will therefore, in my opinion, complement those existing tourist facilities in the immediate locality of New Barn.

It is also considered that the inclusion of living accommodation within the building would be of benefit in terms of sustainability as the operators of the businesses would be present at the site such that no journeys to and from work would be necessary.

Policy DMB1 of the emerging Core Strategy is aimed at supporting business growth and the local economy and states that proposals that are intended to support business growth and the local economy will be supported in principle.  The policy states that development proposals will be determined in accordance with the Core Strategy and detailed policies of the LDF as appropriate.

Policy DMB2 relates specifically to the conversion of barns and other rural buildings for employment uses.  The Policy states that: permission will be granted for employment generating uses in barns and other rural buildings, provided that all of the following criteria are met:

1.
The proposed use will not cause unacceptable disturbance to neighbours in any way.

2.
The building has a genuine history of use for agriculture or other rural enterprise.

3.
The building is structurally sound and capable of conversion for the proposed use, without the need for major alterations which would adversely affect the character of the building.

4.
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.

5.
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.
6.
The design of the conversion should be of a high standard and in keeping with local tradition, particular in terms of materials, geometric form and window and door openings.

7.
That any existing major conservation aspects of the existing structure are properly surveyed and, were judged to be significant, preserved or, if this is not possible, then the loss adequately mitigated.

The Policy states that “the conversion of buildings should be of a high standard and in keeping with local tradition; and that the impact of the development, including the creation of servicing, storage areas and car parking facilities (or other additions) should not harm the appearance or function of the area in which it is situated.  Proposals for the conversion of buildings for employment purposes that include residential accommodation will need to be carefully assessed.  The Council require the submission of a business plan in support of the proposal where residential accommodation is required as part of the scheme in locations where the Council would otherwise restrict the creation of dwellings.  In all cases, the proportion of living accommodation must not exceed 40% of the floor space of the building.  Policy DMB2 also confirms that proposals will need to be assessed in accordance with national planning guidance.
Policy DMB3 relates specifically to recreation and tourism development and states that planning permission will be granted for proposals that extend the range of tourism and visitor facilities in the borough subject to compliance with the following criteria:

1.
The proposal must not conflict with other policies of the plan.

2.
The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings except with the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available.

3.
The development should not undermine the character of visual amenities of the plan area by virtue of its scale, siting, materials or design.

4.
The proposals should be well related to the existing highway network.  It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance, where possible the proposal should well related to the public transport network.

5.
The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas.
6.
The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development.  Failing this adequate mitigation will be sought.
7.
In the AONB the proposal should display a high standard of design appropriate to the area and should not introduce built development into any areas largely devoid of structures (other than those directly related to agriculture or forestry uses).

8.
In the AONB development should not be large scale and should contribute to the protection, conservation and enhancement of the natural beauty of the landscape.  Within the open countryside proposals will be required to be in keeping with the character of the landscape area and should reflect the local vernacular, scale, style, features and building materials.
The policies of the emerging Core Strategy that are relevant to the consideration of this application effectively carry forward the requirements of similar saved policies of the Local Plan, whilst also reflecting the requirements of NPPF to promote sustainable development and support the local rural economy. 

As previously stated, the original application was considered by Planning and Development Committee to satisfy the requirements of the relevant saved Local Plan Policies such that permission was granted subject to a number of conditions.  This renewal application is for exactly the same development as previously approved. I consider the proposed development to comply with the relevant policies of the emerging Core Strategy and the general intentions of NPPF. I do, however, consider it appropriate to make a number of comments in relation to specific requirements of the Core Strategy Policy as follows:

Policy DMB2 – 

Point 1 – there are no dwellings in the immediate vicinity of the site.  Therefore there will be not unacceptable disturbance to neighbours.  

Point 2 – the building does have a genuine history of use for agriculture.

Point 3 – a structural survey was submitted with the original application and it was accepted at that time that the building was structurally sound and capable of conversion for the proposed use without the need for major alterations which would adversely affect the character of the building. The agent has confirmed that works have been carried out to ensure that the building does not deteriorate any further. 

Points 4-8 – there are no alterations in relation to any of these points since the original permission was granted. 

The requirement of Policy DMB2 for the submission of a business plan was satisfied by the submission of such a business plan with the original application. It is considered that this remains applicable to this renewal application. With the improvements to the cycling facilities within Gisburn Forest since the original permission was granted, it is considered that the viability of the two aspects of the business have both improved since the original application was determined. 
Policy DMB3 - 

Point 2 – although the building is not physically well related to an existing main settlement or village or to an existing group of buildings, it is exceptionally well located in relation to the existing tourist facilities that it is intended to complement and enhance. This is a rural borough where facilities such as those proposed in this application are important and should be encouraged. By the very nature of the borough, and the type of recreation/tourism facilities that it provides, it is sometimes going to be the case that a development is isolated. This is part of its attraction. In this case, the ‘reason’ for the proposal is the location of the currently vacant building on the Lancashire Cycleway and close to other cycling attractions/facilities in Gisburn Forest. 
It is considered that (as with the original application) all the other points of DMB3 are satisfied. 

Overall, it is considered that the proposal represents a suitable alternative use for this rural building; and that the precise proposed uses are especially appropriate given the location of the building on the Lancashire Cycleway and close to the other cycling facilities within Gisburn Forest. 

There are, however, a number of matters that need to be addressed before a recommendation is made on the application. 

The original application was subject to a condition (No 4) that required the submission of a schedule of works including the sequence of operations for the scheme of conversion and stated that the schedule should include precise details of any sections of wall that are to be rebuilt and that this should not be in excess of approximately 30% of the total wall area of the existing building. These required details have been submitted with this renewal application in the form of a Specification of Work (Doc 1) and a Sequence of Works/Methodology of Build (Doc 2) the contents of which are considered to be acceptable. In the event of permission being granted, a condition would now be required to ensure compliance with those documents. 

The original application was also subject to a condition (No 16) that required the making of a detailed archaeological record of the building prior to the commencement of development. Such a record has been made and was submitted with this current application. Following a number of amendments, the County Archaeologist has approved the report such that a similar condition is not necessary in relation to this renewal application.  

Overall, it is considered that permission should be granted subject to conditions similar to those previously imposed but subject to alterations or deletion to reflect any change, circumstances and policies since the original planning permission was granted. 


	RECOMMENDATION: That conditional planning permission be granted.


The development shall be carried out in accordance with the Specification of Work (Doc 1) and Sequence of Works/Methodology of Build (Doc 2) submitted with the application. in particular, the sections of wall that are to be rebuilt shall not be in excess of approximately 30% of the total wall area of the existing building. The applicant/developer shall inform the LPA in writing of the date upon which development works are to be commenced in order that the LPA can inspect and monitor the development throughout the period of conversion/construction works as appropriate. 
REASON: In order to accord with the requirements of Policies G1 and H16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DMH3 and DMH4 of the Ribble Valley Core Strategy Submission Version as proposed to be modified and to ensure that the works are carried out as approved because the permission is for the conversion of the building and not for it to be demolished and rebuilt; and because any works that are not in accordance with the approved details may require the submission of a further planning application.
In the first planting season following the first use of the building for any of the uses hereby permitted, the site shall have been landscaped in accordance with a scheme that has first been submitted to and approved in writing by the Local Planning Authority. The scheme shall indicate, as appropriate, the types and number 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 scheme shall be maintained for a period of not less than 5 years from the time of its implementation 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 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy Submission Version as proposed to be modified. 

DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








