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	Date Inspected:
	
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Variation of condition 5 of planning permission 3/2014/0139 to allow two further years for completion of external works.

	Site Address/Location:
	Dilworth Barn Back Lane Slaidburn BB7 3EE

	


	CONSULTATIONS: 
	Parish/Town Council

	Newton Parish Council: No objections to the application.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1—General Considerations.

Policy DME2—Landscape and Townscape Protection.

Policy DMB1—Supporting Business Growth and the Local Economy.

Policy DMB3—Recreation and Tourism Development.

	Relevant Planning History:

3/2014/0139: Conversion of barn into unit of holiday accommodation (Approved with Conditions).
3/2011/0622: Conversion of barn into holiday accommodation, as part of a change of use application (Approved with Conditions).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a stone barn sited in a field around 60m north west of Back Lane. The site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) on land designated as open countryside. The barn lies approximately 1.4 miles north west of the settlement of Newton and approximately 1.2 miles east of the settlement of Slaidburn.  

	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 5 (timescale for completion of external works) of planning permission 3/2014/0139. 

Permission was granted for the conversion of a barn into a unit of holiday accommodation at Dilworth Barn, Back Lane, Slaidburn. The application was determined on 09/07/2014 and works were commenced on the 01/07/2016. A condition as attached to the permission regarding the timescale for the external works and 5 reads as follows:
Condition 5:

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 G1 and H16 of the Ribble Valley Districtwide Local Plan and Policies DMG1 and DMB3 of the Ribble Valley Core Strategy Submission Version as proposed to be modified.

External works would therefore have to be completed by 9th July 2017. The applicant has requested that the time period to complete the external works shall be extended for a further two years until the 9th July 2019 and has submitted a statement and photos stating that the building remains structurally sound and has not deteriorated since planning consent was granted. 

	Observations/Consideration of Matters Raised/Conclusion:

The condition arose from the nature of the development which proposed the conversion of a barn to a holiday unit in the open countryside and AONB. There are no specific policies which related specifically to the conversion of existing buildings for tourism related uses. Policy DMB1 states that ‘proposal that are intended to support business growth and the local economy will be supported in principle’ and Policy DMB3 states that 'planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough subject to a number of criteria being satisfied’.
The approved conversion of a barn into unit of holiday accommodation was therefore justified by the benefits of the proposal to the local rural economy, the appearance and character of the Area of Outstanding Natural Beauty, and the provision of tourist accommodation in the locality would outweigh any harm due to the fact that the site is not located on a bus route and the use of the holiday let would therefore be primarily dependent upon the private car.

The time restriction for the completion of external works imposed by condition 5 aimed to limit the time within which the building’s condition could dilapidate to a point where it is no longer capable of conversion. If the building was to deteriorate significantly to a point where it is no longer fit for conversion without major works required the proposal would no longer accord with guidance contained within the Core Strategy. 

The applicant has provided information regarding grant funding. Money from the Rural Development Programme for England (RDPE) is given to Local Action Groups (LAGs) so that they can award grants locally to businesses and organisations that apply for it. The Lancashire North and Bowland LAG, which Dilworth falls into, plan to launch support for Rural Tourism during May to June 2017. The earliest a decision would be made and works able to start would be January 2018.   
The submitted statement and photos provide a brief assessment of the building’s condition. Since permission was granted in 2014 under application 3/2014/0139 it does not appear that the building has deteriorated and remains in good condition which is capable of conversion without any major alterations.

It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


