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	Date Inspected:
	02/05/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for the variation of condition two (all external works of the development to the conversion of the barns shall be completed before the expiration of three years) from planning permission 3/2013/0691.

	Site Address/Location:
	Elmridge Farm, Elmridge Lane, Chipping, Lancashire, PR3 2NY.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore the Highways Officer raises no objection to the proposal on highway grounds.

	Environment Agency:
	

	No comment

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2—Landscape
Policy DMG1—General Considerations
Policy DMG2 – Strategic Considerations.

Policy DME2—Landscape and Townscape Protection
Policy DMH3 – Dwellings in the Open Countryside and AONB.

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

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2017/0332: Discharge of condition 5 (materials), 6 (historic building records for barns one and two), 11 (landscape proposals for the farmstead development), and 12 (landscape proposals for the residential enclave) from planning permission 3/2013/0691 (Approved with Conditions).
3/2015/0487: Discharge of condition 5 (materials) on planning permission 3/2013/0691 (Approved with Conditions). 

3/2014/0661: Discharge of conditions 4-Materials agricultural building,5-materials barn conversions, 6-building record,7-visibility splays, 8-details and construction specification new manure store, 9-site access improvement onto Heights Lane, 10-improvement of site access onto Elmridge Lane,11- landscaping of farmstead development relating to planning approval 3/2013/0691/P (Approved with Conditions).

3/2013/0691: Proposed conversion of 3 no. barn to 4no. dwellings, erection of agricultural building following demolition of existing structures and creation of agricultural access road. (resubmission of application 3/2013/0100) (Approved with Conditions).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Elmridge Farm is sited to the east of Elmridge Lane, located 2.3 miles south east of the settlement of Chipping and 1.6 miles north of the settlement of Longridge. The site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) on land designated as open countryside. The application relates to a three barns located directly north west of the existing farmhouse.  

	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 two (all external works of the development to the conversion of the barns shall be completed before the expiration of three years) from planning permission 3/2013/0691.

Permission was granted for the conversion of 3 no. barn to 4no. dwellings, the erection of an agricultural building following demolition of the existing structures and the creation of agricultural access road under planning application 3/2013/0691. The application was determined on 29/05/2014 and works were commenced on the 01/01/2015. A condition as attached to the permission regarding the timescale for the external works and reads as follows: 

Condition 2:

All the external works of the development relating to the conversion of the existing barns to residential use hereby permitted shall be completed before the expiration of three years from the date of this permission.

Reason: 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 Polices DMG1 and DMH4 of the Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft).
External works would therefore have to be completed by 29th May 2017. The applicant has requested that the time period to complete the external works shall be extended for a further two years until the 29th May 2019.  

	Observations/Consideration of Matters Raised/Conclusion:

The condition arose from the nature of the development which proposed the conversion of a 3 barns to 4 dwellings located within the open countryside and AONB.  The time restriction for the completion of external works imposed by condition 2 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 submitted a structural statement which confirms that there remains to be sufficient structural integrity in the building such that they may be converted in accordance with the approved drawings.

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.


