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	Date Inspected:
	13 /8/18
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Change of use from a holiday let to dwelling.

	Site Address/Location:
	School House Cottage Newton in Bowland BB7 3DY

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16 and 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Newton Conservation Area Appraisal

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DME4 –  Protecting Heritage Assets

Policy DMG1 – General Considerations

Policy EC1 – Business and Employment Development
Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMH3 – Dwellings in the Open Countryside and AONB

Policy DMH4 – Conversion of Barns and Other Rural Buildings to Dwellings

Policy DMG2 – Strategic Considerations

	Relevant Planning History:

None (including pre-application discussion).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Schoolhouse Cottage’ is a Grade II listed (16 November 1983) building prominently sited within Newton Conservation Area. The list description identifies:
“House, with dressings similar to those of the school adjoining (q.v.) which is dated 1842, possibly a conversion of an earlier building. Limestone rubble with sandstone dressings and stone slate roof. 2 storeys, 2 bays. The windows have chamfered stone surrounds, hoods, and diagonal iron glazing bars”.
The adjoining ‘The Old School’ is a Grade II listed (16 November 1983) “Former school, 1842. Squared watershot sandstone with slate roof … The stone window surrounds are chamfered, with chamfered central mullions and hoods. The diagonal iron glazing bars remain … steep gable with a coping and a stone bellcote. Below is a door with chamfered stone surround. Above the door and beneath a hood is an inscribed plaque: 'NEWTON NATIONAL SCHOOL ERECTED A.D. 1842'” (list description).
The Newton Conservation Area Appraisal identifies:

The adjoining Mission Cottage to be a Building of Townscape Merit positively contributing to character and appearance. Site inspection suggests that this build may be contemporary with Schoolhouse Cottage(stonework tied in; roof).

“The association of some of the buildings with religious dissent and radical politics … the school attended by John Bright (1811–89), the anti-Corn Law orator and statesman” (Summary of Special Interest). 

“The current form of the village reflects expansion at three periods: in the late 17th century …  in the late 18th century, when weavers cottages, barns and farmhouses were built all around the green, as well as the Quaker Meeting House and School” (General Character and Plan Form).

“The Friends School closed in 1844 (‘for the want of a schoolmaster’) and survives now as three cottages, called Brightholme, Brabbins and The Manse. Newton responded to the closure of the Friends School in 1844 by building the National School, which took its first pupils in 1847. By this time, Newton had reached the form that survives virtually unchanged to this day”.
“Rows and pairs of simple cottages are also common, some of them with names that elucidate their former function (Schoolhouse Cottage” (Plan Form and Building Types).
Photograph of The Old School – page 12.
“Schoolhouse Cottage: Grade II, similar in style to the school, with diaper-pattern windows, but possibly converted from an earlier (late 18th) building” (Listed Buildings). 

“some examples of sympathetic modernisation or conservation of historic properties (the Old School, Schoolhouse Cottage” (Strengths:  The most important positive features of the Newton Conservation Area).  

“local amenities, including the public house, village hall and bus service”  (Strengths:  The most important positive features of the Newton Conservation Area).  



	Proposed Development for which consent is sought:

It is proposed to change the use of the holiday cottage to a market dwelling. The application form suggests that this is the original use (which contradicts information in the submitted Heritage Statement, list descriptions and Newton Conservation Area – school house). The ‘Heritage Statement’ identifies that the owner has used Schoolhouse Cottage as a holiday let since April 2015 (when Small Business Rate Relief granted by RVBC). 

The ‘Heritage Statement’ identifies “change would not involve any works of any nature” and “will have no effect whatsoever on the environment or on the site context or features”. 



	Impact upon the special architectural and historic interest of the listed building, listed building setting the character and appearance of Newton Conservation Area and the cultural heritage of the Forest of Bowland AONB:

There would not appear to be a direct impact upon the special architectural or historic interest of the listed building (other than it would be hoped, the removal of the unauthorised tourist signage at the front elevation).  However the Newton Conservation Area Appraisal identifies in Strengths that ‘local amenities’ (including the Grade II listed Parkers Arms) is one of the most important positive features. The provision of village tourist accommodation which supports businesses in historic buildings in Newton and the wider area is a public benefit of the existing use. 

	Land use:

RVBC Planning Policy identifies:

“loss of an element of the Borough’s rural tourism related economy; lies within the AONB. 
· EC1 Business and Employment Development 

This policy states that the loss of existing employment sites will need to demonstrate that there will be no adverse effect on the local economy.

This general approach is set out in more detail in the following Development Management policies:

· DMB1 Supporting Business Growth and the Local Economy

Among other matters this policy states that the conversion of sites with employment generating potential will need to be assessed with regard to a series of criteria.  As a part of assessing the impact of its loss by conversion this policy also states that evidence should be supplied of any attempts to secure alternative employment generating uses.  More particularly at least six month’s evidence that the holiday cottage has no realistic further commercial use is needed before another use, such as a dwelling, can be considered. 

· DMH3 Dwellings in the Open Countryside and AONB

This policy is relevant in terms of assessing the physical impacts of conversion on the area but, probably more specifically relevant in this case,  that the creation of a permanent dwelling by the removal of a condition that restricts the occupation of dwellings to tourism/visitor use or holiday use will be refused on the basis of unsustainability.

· DMH4 Conversion of Barns and Other Rural Buildings to Dwellings

This policy also picks up the same point and links any future conversion to a local need for affordable housing need within Policy DMH1.

· DMG2  Strategic Considerations

Also links development in Tier 2 settlements such as Newton to local needs housing (see point 3)

Conclusion:
Cannot support in principle.
No material supporting this application to fulfil the requirements under DMB1 (if evidence emerges in the future, consider the future affordable need in Newton”.



	

	Impact Upon Residential Amenity:

The impact on adjacent and nearby residential properties is not significant.
Highway safety:

LCC Highways has no objection. 

 

	Observations/Consideration of Matters Raised/Conclusion:

The submitted information does not demonstrate, as required by Core Strategy policy, that attempts have been made to secure alternative employment generating uses or that there will be no adverse effect on the local economy.

	RECOMMENDATION:
	That planning permission be refused for the following reason:
The proposal will result in the loss of an element of the Borough’s rural tourism related economy without it being demonstrated that there will be no adverse effect on the local economy or that attempts have been made to secure alternative employment generating uses. This is contrary to Ribble Valley Core Strategy Key Statement EC1 and Policy DMB1. 


