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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVED

	

	Development Description:
	Conversion of a redundant stone agricultural building to self-catering accommodation as a farm diversification.

	Site Address/Location:
	Spencers Farm Past Lane Bolton-by-Bowland BB7 4PH

	

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	LCC Archaeology:

	No objection subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets
Key Statement EC1 – Business and Employment Development
Key Statement EC3 – Visitor Economy
Policy DMG1 – General Considerations
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB3 – Recreation and Tourism Development
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility


	Relevant Planning History:
3/2020/0205 - Conversion of a redundant stone agricultural building to holiday let. Approved with conditions.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies within the Forest of Bowland Area of Outstanding Natural Beauty approximately 3 miles north of the village of Grindleton. Access to the site is along Past Lane via Holden Lane. Past Lane is a single-track lane that serves four properties. The lane also serves as a bridleway or public footpath for its full length and there is a network of PROWs in the locality.

The application building is a stone-built granary and annex which forms part of the group of buildings at Spencers Farm which also includes the farmhouse with attached stone barn and modern agricultural buildings. The application building which is situated to the east of the site is redundant as it is no longer suitable for modern farming. The applicant therefore seeks to put the building to an alternative use to diversify the business and the proposed tourism use would help to supplement the farming enterprise which is a small upland beef and sheep unit.

Permission has already been granted to convert the building and work has commenced.


	Proposed Development for which consent is sought:
The application proposes to convert the existing building to self-catering tourism accommodation. The previously granted consent proposed minor alterations to the existing building to enable its conversion. 

Given the scale of the building the applicant states that the approved conversion would not be suitable and that the building requires a number of alterations to meet building regulations including the required internal lining of walls, head height and suitable staircase. The proposal is to undertake more comprehensive works to the building including lift of the main building height and increase of the single storey section to two storeys.


	Principle of Development:
The Structural Report by Davis Consultants was submitted with the previous application. This indicates that there would be minimal re-building works required to enable conversion of the existing building. The proposal now submitted requires more significant alterations comprising removal of the roof and increase of the height of both elements of the building. In addition it was noted on a visit to the site that the lean-to on the buildings east elevation appears to have been demolished and was in the process of being re-built. This has been acknowledged within a supporting letter which states that otherwise the development will be completed in accordance with the previously submitted structural report.

The granary is a traditional stone building in a local vernacular style and the farmstead, including the application building, is depicted on the first edition 1:10,000 OS Maps c.1845. The application building is therefore of considerable age and the County Archaeologist confirms it is of some historic interest at it demonstrates a particular approach to farming during a particular period.

Core Strategy Key Statement EC3 relates specifically to the visitor economy stating that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged. The proposal to convert the granary to holiday accommodation would contribute to the tourism economy and accords with the general intentions of Key Statement EC3. Key Statement EC1 ‘Business and Employment Development states that “Developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle”. 

It has already been established as part of the previous application that the proposed conversion of the building to tourism accommodation is generally in accordance with Core Strategy policies DMG2 and DMB3.


	Residential Amenity:
There are no other residential properties in the immediate area except for the main farmhouse. To the north of the granary building the private garden associated with the main farmhouse runs up to the building. However, there are no openings on the north elevation of the granary building and therefore no overlooking of private garden areas could occur. The proposal would have no adverse impact on residential amenity.


	Visual Amenity:
The impact of the development on the character of the buildings (and its significance as a non-designated heritage asset) and the area that surrounds it are important considerations. Core Strategy Policy DMG1 requires development to not adversely affect the amenities of the surrounding area and Key Statement EN2 seeks to protect, conserve and enhance the landscape and character of the AONB requiring any development to contribute to the conservation of its natural beauty. National planning policy attaches great weight to conserving the landscape and scenic beauty of the AONB. Policy DMB3 of the Core Strategy also requires development to protect, conserve and enhance the natural beauty of the landscape in the AONB and be of a high standard of design.

At present the application building is clearly subservient to the main farmhouse as result of its scale and height. The proposal to increase the height of the building would be harmful to the existing relationship between buildings and would result in a building that would be awkwardly tall in relation to its footprint.

Following discussions with the applicant, a revised scheme has been agreed to remove the roof lift from the proposals. The existing granary would remain as existing and a further ground floor addition is proposed in the form of a lean-to extension along the north side. The holiday accommodation would be provided at ground floor only but increasing the footprint of the building with a simple lean-to would provide sufficient space for a small self-catering unit including living area, kitchen and bedroom with en-suite. Based on the revised proposals, it is considered that the development is acceptable and would safeguard the building’s character.


	Highways:
The County Highways Officer has raised no objection to the proposals which would result in a single modest-sized holiday unit. 


	Observations/Consideration of Matters Raised/Conclusion:
The applicant has re-submitted the same ecology survey that was used to support the earlier approved planning application. The survey is less than 2 years old and is therefore still relevant for the purpose of determining this application.

The survey considers the habitat around the site offers a low-moderate potential for foraging. There is poor connectivity between the site and higher quality foraging areas. The recommendations and mitigation section of the report recommends creating at least 6 gaps along the eaves lines of the buildings to be used as potential roost sites for bats. In order to enhance biodiversity at the site for nesting birds there would also be a requirement to provide nesting/roosting features in accordance with Policy DME3 of the Core Strategy. 

Taking the above into account, it is recommended that the application be approved subject to conditions.


	RECOMMENDATION:
	That planning consent be granted.
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