
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/0986

	Site:
	Hill House Farm, Sawley Road, Grindleton, BB7 4QS

	Development Proposed:
	Proposed conversion of an agricultural building to a camping bunk barn with pedestrian access from public right of way (footpath 43).

	Target:
	24th December 2014

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

LCC Highways: No objections
LCC Archaeology: 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" (p. 140) so that "a regional database of farm buildings can be derived and variations across the region examined." Consequently should the Local Planning Authority be minded to grant planning permission to this or any other scheme, the Lancashire Archaeology Service would recommend that an archaeological record of the building be made prior to conversion, and that such works are secured by means of the following condition: 

Condition: No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority. 

Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the buildings.
Electricity Northwest: The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. If planning permission is granted the applicant should verify such details by contacting Electricity North West, Estates and Wayleaves, Frederick Road, Salford, Manchester M6 6QH.

RVBC Countryside: No objections so long as mitigation and enhancement are provided in line with the submitted report.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Key Statement EN2 – Landscape

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DMB1 – Supporting Business Growth
Policy DMB3 – Recreation and Tourism

Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework



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

	This application proposes the conversion of an agricultural building to a camping bunk barn with pedestrian access from public right of way (footpath 43) at Hill House Farm, Sawley Road, Grindleton. The development site forms part of Hill House Farm and is located approximately 400m northwest of the farmhouse and associated farm buildings. Hill House Farm is situated around 750m northwest of Sawley and is accessed off Sawley Road via a farm access track. The field barn is located within the Forest of Bowland AONB and is in a relatively remote location within close proximity to a network of public footpaths/public rights of way.
The proposed plans indicate a dining hall and kitchen, cloaks and equipment stores and wet room at ground floor level. The first floor level will accommodate a sleeping area, bedding store and WCs. The plans indicatively show 14 bunks. The existing building benefits from a cart entrance and four additional openings, all of which will be utilised. One new opening is proposed on the southwest elevation in order to provide natural light to the dining hall. In addition, it is proposed that all windows and doors will be of timber construction with shutter doors fitted to all glazed openings. Section details of the reveal and glazing profiles will be secured by condition to ensure the design of the proposal is appropriate for the locality. A paddock enclosed by stone walls and a post and wire fence lies to the east of the building and it is proposed to include this area within the curtilage of the bunk barn.
Pedestrian access to the bunk barn will be served by public footpath no.43 which runs along the southwest side of the barn, passes through Hill House Farmstead onto Hill House Road and then heads southeast towards Sawley Road. Groups arriving by vehicle will be dropped off at Hill House Farm or use a designated parking area to be accommodated within the curtilage of Hill House Farm. This mitigates any concerns regarding potential visual harm created by the parking of additional vehicles in the countryside and does not require the creation of a formal parking area or access. No details of the parking arrangement have been provided and should consent be granted these shall be sought via a condition, to be agreed prior to the commencement of the development.
Due to the local character and age of the building, it is considered to be a non-designated Heritage Asset of historical interest. As such, new development should make a positive contribution to the local character and distinctiveness of the building (paragraph 126 of the NPPF). The Statement of Heritage Significance and Impact states that "the building has been little altered since it was first built (c.1770-1820), exhibits many key features of this barn type, and is a distinctive and valued element of the rural landscape." Despite their age the walls and roof appear to be in good condition.
Principle of Development

In assessing the proposal it is imperitive to establish whether, in principle, the development would be considered acceptable in light of current and emerging policy considerations. Paragraph 28 of ‘The Framework’ states that ‘to promote a strong rural economy, local and neighbourhood

plans should:

· 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;

· promote the development and diversification of agricultural and other land-based rural businesses;

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside.

Core Strategy Key Statement EC3 states that ‘proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings’. In addition, policy DMB3 requires recreation or tourism development proposals in the AONB to display a high standard of design and should contribute to the protection, conservation and enhancement of the natural beauty of the landscape. 
A Core Principle of the NPPF is that planning should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations.’ The Ribble Valley Core Strategy supports the re-use of barns and other rural buildings where 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. Furthermore, the proposal should not harm the appearance of the building or surrounding area and should be in keeping with local tradition.
Whilst it is accepted that the proposal is relatively remote in location and divorced from other built form the Ribble Valley Core Strategy aims to ensure that opportunities for strengthening the visitor and rural economy are encouraged. The proposed development is located within close proximity to a network of public footpaths, with footpath no.43 running directly adjacent the site. As such, it is considered that the principle of the use of the building as a camping bunk barn is acceptable in principle.
Observations/Assessment

The current proposals will unavoidably require the removal or alteration of some of the key features of the building. The proposal makes use of the existing openings of the building as far as is practical. A new window inserted into the southwest elevation in a style to match the nearby doorway would not cause undue harm to the character or appearance of the existing building or the surrounding area. However, it is considered that the introduction of four roof lights into the currently unadorned front and rear roof slopes of the building would not be in keeping with the existing building and would devalue its character and that of the surrounding environment. As such, should consent be granted the use of glass slips/slates would be sought via a condition given that they would have less impact on the character of the existing barn but would still provide additional daylight to the first floor of the proposed building as required.
The existing roof structure would require repair and relaying. The existing stone flags (grey slate) would be reused with additional reclaimed flags to match the existing where required. A reclaimed sandstone window sill would be added to complete the surrounds to the northwest window and a reclaimed sandstone door sill would be added the south west masonry opening. The use of shutter doors and timber doors within the porch would allow the glazed elements of the scheme to hidden when the building is not in use. Changes to the interior would clearly be required including the removal of the existing internal timber structures which are beyond repair. In summary, the proposed development would not result in significant harm to the visual appearance of the building or landscape character of the Forest of Bowland AONB. As such, it would comply with Core Strategy Key Statement EN2 and policies DMG1 and DME2.
A protected species survey has been submitted which recorded two bat species in flight around the barn during the survey. However, the overall significance of the barn is low in terms of roosting, perching and feed activity by bats. The proposed works are unlikely to cause significant disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. Some mitigation measures are recommended in the protected species survey and should consent be granted these shall be sought via a condition
Taking into account the above, it is considered that the barns long-term redundancy and deteriorating condition present a threat to the building and its use as a camping bunk barn would provide it with a viable use and ensure its continued maintenance and existence. The buildings proximity and relationship to a large number of public rights of way ensures the proposal is suitably and sustainably located. Accordingly, it is recommended that the application is approved.


	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








