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	Development Description:
	Proposed change of use of a group of traditional agricultural buildings to rural activity centre with bedroom accommodation.

	Site Address/Location:
	Sandal Holme Barn Off Clitheroe Road Bashall Eaves BB7 3DD

	

	CONSULTATIONS: 
	Parish/Town Council

	No response

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection

	LCC Archeaology 
	The barn is of historic significance and should be recorded prior to works commencing. 

	

	CONSULTATIONS: 
	Additional Representations.

	None received 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN2: Landscape 
Policy EN3: Sustainable Development and Climate Change 
Policy EN4: Biodiversity and Geodiversity 
Policy EN5: Heritage Assets 
Policy EC3: Visitor Economy 
Policy DMI2: Transport Considerations 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 
Policy DME2: Landscape and Townscape Protection 
Policy DME3: Site and Species Protection and Conservation 
Policy DME4: Protecting Heritage Assets 
Policy DMB1: Supporting Business Growth and The Local Economy 
Policy DMB2: The Conversion of Barns and Other Rural Buildings for Employment Uses 
Policy DMB3: Recreation and Tourism Development


	Relevant Planning History:
90/0797 – Barn conversion to a conservation group operating centre. Personal permission to Ribble Valley Conservation Group. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site consists of a group of farm buildings. The main building is a substantial stone barn attached to a farmhouse (which is not part of the application site) and associated outbuildings. The barn (and house) date from pre 1850 but the dutch barn and linear outbuilding are more recent and constructed of red brick. 

The site is accessed via approx. 1 mile of unmade single access track off Clitheroe Road which splits in places to serve other dwellings. The site and the attached farmhouse are isolated from other dwellings, the nearest being approx. ¾ miles away. 

	Proposed Development for which consent is sought:
The application seeks consent for the conversion of the three buildings to a rural activity centre with bedroom accommodation. 

The supporting statement explains that the enterprise would create 4 full time jobs. The business would offer a range of activities to guests. One of the smaller buildings will be converted to a classroom and the other a storage, laundry and plant room. The largest barn would provide the bedroom accommodation, communal areas and an office. 

	Principle of Development:
There is evidence that the site has previously been used for recreation purposes and was last used as a camping barn for scouts. 

Policy EC3 of the core strategy states the council will be supportive of proposals which will strengthen the vistor economy and DMB3 is supportive of proposals which by provide extend the range of opportunities for tourism. The proposal will also provide some employment in a rural area which is encouraged by policy DMB1. 

Policy DMB2 states that the conversion of barns to other uses providing it meets certain criteria.  The barns are in a fairly neglected state and no structural report has been submitted, however it would appear on inspection that they are suitable for conversion without major rebuilding. They do have a genuine history for agricultural purposes although in more recent years have been used for camping and then left vacant.

Subject to an assessment of the material planning considerations the proposal is considered to be acceptable in principle. 

	Residential Amenity:
The activity is likely to have some impact on the adjoining farmhouse, however the barn has historically been used for scout camps which are likely to cause a similar level of activity to the proposal. Whilst the planning authority cannot control the exact range of activities that would be offered the supporting information suggests activities such as yoga, art, cookery classes and outdoor pursuits with overnight accommodation. The plans indicate that there will be 4 double bedrooms which will limit the number of guests at any time.  It is not considered that this would cause unacceptable disturbance to the neighbouring property providing the proprietor dealt with any inappropriate behaviour. There are mature trees to the boundary with the farmhouse which will provide some screening. 

	Visual Amenity / Landscape:
The buildings are proposed to be sensitively renovated with no major changes proposed to the external appearance other than new windows and doors in the existing openings and new rooflights to both pitches of the barn. These could be conditioned to be conservation type. A small parking area for 8 cars is proposed close to the entrance on an area that is currently bare soil. The proposal will have a minimal impact on the appearance of the site and will potentially enhance the area through the reuse of buildings and the potential security of a long term future for them. 

	Biodiversity:
An ecological survey has been submitted with the application which suggests that there is limited evidence of bats in the building, but some evidence of barn owls and the proposal is unlikely to affect nesting birds. The report concludes that the development is not likely to affect the local population of protected species and suggests some mitigation to include the retention of the nesting box, and two additional nest boxes in nearby trees as well as works being carried out outside the nesting seasons. Providing that the work is carried out in accordance with the recommendations of the survey is considered acceptable in terms of impact on biodiversity. 

	Highways:
LCC highways have no objections to the proposal and do not consider that it will raise any highway safety implications.

It is acknowledged that the access to the site is poor, it is narrow and rutted. However it is lightly used and fairly straight with good visibility, vehicle speeds are also restricted by the surface so it is possible to see any other vehicles approaching and have time to pass safely. The site will provide parking for up to 8 cars which will be adequate for visitors and staff. 

	Observations/Consideration of Matters Raised/Conclusion:
The proposal is considered to be an acceptable form of development which will be in accordance with the council’s core strategy and therefore it is recommended accordingly.

	RECOMMENDATION:
	That conditional planning consent be granted. 



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




