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	Date Inspected:
	N/a
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Variation of conditions 2 (timetable for completion of external works) from planning permission 3/2015/0620.

	Site Address/Location:
	Greengates Farm Skipton Road  Gisburn BB7 4HP

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Policy DMG1 – General Considerations

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings
National Planning Policy Framework

	Relevant Planning History:

3/2015/0620 - Conversion of barn into three dwellings. Approved.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application is made under section 73 of the Town and Country Planning Act 1990 to vary condition 2 (timescale of external works) of planning permission 3/2015/0620. Permission was granted for the conversion of a barn at Greengates Farm, Skipton Road, Gisburn into three dwellings. The application was determined on 30 November 2015 and condition no.2 reads as follows:
Condition no.2:-

All the external works of the development hereby permitted shall be completed before the expiration of three years from the date of this permission.

Reasons: In order that the Local Planning Authority retains effective control over the development and to ensure that there is no significant deterioration in the condition of the building contrary to Policies DMG1 and DMH4 of the Ribble Valley Core Strategy.

External works would therefore have to be completed by 30 November 2018. The applicant has requested that the time period to complete external works shall be extended until 1 December 2020 and has submitted a structural condition survey as evidence that the building remains structurally sound and has not deteriorated since planning consent was granted.

	Observations/Consideration of Matters Raised/Conclusion:
Justification for a reduced time period of implementation arose from the nature of the development which proposed the conversion of a former agricultural building in the Open Countryside. Residential development in areas defined as Open Countryside and AONB is limited by Core Strategy Policy DMH3 to development essential for the purposes of agriculture or residential development which meets an identified local need; the appropriate conversion of buildings to dwellings; and the rebuilding or replacement of existing dwellings. The approved residential development is therefore justified by virtue of it being an appropriate conversion of an existing building. It was therefore fundamental to the granting of permission that the existing building was capable of conversion without extensive rebuilding or major alteration and it was on this basis that permission was granted.

The reduced time period for completion of external works imposed by condition no.2 aims to limit the time within which the building’s condition could deteriorate to point where it is no longer capable of conversion. Condition no.2 seeks to ensure that the approved external works, including rebuilding of external walls and re-roofing, is completed with three years from the date of permission. This serves to weatherproof the building and would help to ensure that there is no significant deterioration in the condition of the building. Should the building deteriorate significantly to a point where it is no longer fit for conversion without major works the permission may be lost altogether. 

The Structural Condition Survey, whilst not undertaken by a qualified structural engineer, provides a brief assessment of the building’s condition. It does not appear that the building has deteriorated since approval of application 3/2015/0620 and it remains in good condition capable of conversion without major alterations. It is considered acceptable, given the delay in beginning the development, to extend the date by which external works to the building should be completed to 1 December 2020.

	RECOMMENDATION:
	That planning consent be approved.


