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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Change of use of domestic garage and store to two-bedroom holiday accommodation.

	Site Address/Location:
	Seedalls Farmhouse, Eaves Hall Lane, West Bradford, BB7 3JG.

		

	CONSULTATIONS: 
	Parish/Town Council

	West Bradford Parish Council:
	Concerns raised with respect to a further intensification of vehicular traffic on Eaves Hall Lane from the development proposed.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EC3: Visitor Economy
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DMH3: Dwellings in the Open Countryside and AONB
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DMB3: Recreation and Tourism Development
Policy DMB5: Footpaths and Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0063:
Discharge of conditions 5 (odour management) and 7 (Landscaping) from planning permission 3/2021/0900. (Approved)

3/2022/0041:
Discharge of conditions 3 (materials), 4 and 5 (windows), 7 (lighting), 8 (ecology), 9 (boundary treatments) and 10 (landscaping) from planning permission 3/2021/0888. (Approved)

3/2022/0039:
Discharge of conditions 3 (materials), 6 (materials and doors) and 7 (Ecology) from planning permission 3/2021/0882. (Approved)

3/2021/0900:
Construction of a steel portal frame agricultural building for livestock and machinery. Concrete hardstanding to the southern elevation. (Approved)

3/2021/0888:
Replacement dwelling and creation of parking (Approved)

3/2021/0882:
Proposed extension, replacement porch, alterations to dwelling, replacement of outbuildings with annex and garage/store. (Approved)

3/2020/0580:
Application for confirmation that the building can lawfully be used as a dwelling. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of West Bradford within the Forest Of Bowland National Landscape. Access to the application site is via Eaves Hall Lane from the South-east with the application site comprising a farmhouse, detached garage and stables (which is to be replaced with an approved annex building) agricultural building, bungalow property and a detached garage and store which forms the basis of this application. The application site is located within a rural location with the surrounding area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for a proposed change of use of a detached garage and store building to a two bedroom holiday let property. 


	Principle of Development:

Key Statement EC1 of the Ribble Valley Core Strategy states:

‘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.’

In addition, Key Statement EC3 states:

‘Proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions.’

Furthermore, Policy DMB1 states:

‘Proposals that are intended to support business growth and the local economy will be supported in principle…the Borough Council may request the submission of supporting information for farm diversification where appropriate.’

In this instance, the proposal relates to the creation of new tourist accommodation that could potentially offer small scale benefits to the economy of the Borough. In addition, the application’s supporting information states that the creation of the proposed holiday let accommodation would support the applicant’s primary means of income which is centred around the agricultural enterprise at Seedalls Farm and supporting information has been provided to demonstrate that an existing agricultural enterprise is currently in operation at the site. As such, the proposal accords with the general intentions of Key Statements EC1 and EC3 and Policy DMB1.

The application site is located in the open countryside. Policy DMG2 of the Core Strategy requires development outside of defined settlement areas to meet at least one of six exceptions, one of which allows for developments for small scale tourism or recreational developments appropriate to a rural area. The proposed development relates to the conversion of a modestly sized garage / store building whereby a modest level of holiday let accommodation (two bedrooms) would be provided. As such, the proposed change of use is considered to fall within the threshold of small scale tourism and as such would satisfy the requirements of Policy DMG2.

Policy DMG3 of the Core Strategy requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. In this instance, analysis shows an absence of bus stops within the nearby vicinity of the application site with the nearest public transport links being sited approximately 2 kilometres away from the application site within the defined settlement areas of West Bradford and Waddington. In addition, there is an absence of pavements and street lighting along Eaves Hall Lane. Therefore due to the rural location of the application site future occupants of the holiday let accommodation would be reliant on the use of private motor vehicles and this weighs against the proposal, however this is balanced against the sustainable benefits of re-using an existing building. 

Policy DMH3 allows for the conversion of buildings to dwellings on the basis of the building to be converted being suitably located and with its form and general design being in keeping with its surroundings. The same policy carries an additional requirement for buildings subject to conversion to be structurally sound and capable of conversion without the need for complete or substantial reconstruction. In this instance, the building to be converted is sited within a farmstead served by an existing vehicle access and associated infrastructure and is sited in close proximity to numerous buildings and as such is considered to be suitably located. Furthermore, details pertaining to the existing design and external appearance of the building to be converted have been previously assessed and deemed as acceptable under planning applications 3/2021/0882 and 3/2022/0039. No structural survey has been provided in support of the proposal however the physical works proposed to convert the building would be minimal in this instance and the building itself is a new build structure therefore no concerns are raised with respect to the extent of works proposed or with regards to the structural integrity of the building to be converted. 

Policy DMB3 requires additional criteria to be met with regards to the provision of tourism and visitor facilities:

Planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough. This is subject to the following criteria being met: 

1. The proposal must not conflict with other policies of this plan; 

2. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings,

3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design; 

4. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network; 

5. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and 

6. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.

In the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will also apply: 

1. The proposal should display a high standard of design appropriate to the area. 

2. The site should not introduce built development into an area largely devoid of structures (other than those directly related to agriculture or forestry uses).

With respect to the first criteria point, Key Statement EC1 and EC3 and Policies DMG2, DMG3 and DMH3 are of relevance in this instance and as outlined above, the proposal would not be in conflict with any of these policies. The proposal would therefore satisfy criteria point 1 of Policy DMB3.

Turning to criteria point 2, the building to be converted is sited within a farmstead in close proximity to numerous buildings and as such is considered to be physically well related to existing built form. The proposal would therefore be compliant with criteria point 2 and point 2 pertaining to development within the AONB (now known as National Landscapes).

With regards to criteria point 3 and as stated previously, details pertaining to the existing design and external appearance of the building to be converted have been previously assessed and deemed to be acceptable. Furthermore, the external works and alterations proposed as part of the proposed change of use would be minimal and respectful to the character of the building and its immediate surroundings therefore it is not considered that the proposed development would undermine the character, quality or visual amenities of the surrounding area. The proposal would therefore satisfy criteria point 3 and point 1 pertaining to development within National Landscapes.

Turning to criteria point 4, the application site lies at the North-eastern extents of Eaves Hall Lane (which is an unclassified / unadopted and predominantly single track road) approximately 2 kilometres away from the nearest classified road of Waddington Road. In addition, and as previously conveyed, analysis shows an absence of transport links within the nearby vicinity of the application site. Notwithstanding this, the response from LCC Highways acknowledges that Eaves Hall Lane is served by a number of passing places and has welcomed the proposed creation of an additional passing place as part of the proposed development. In addition, given the small scale nature of the proposed use, it is not anticipated that the use proposed would generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. The absence of nearby public transport links is acknowledged however as previously conveyed, this is balanced against the sustainable benefits of re-using an existing building. The proposal is therefore considered to be broadly compliant with criteria point 4 of Policy DMB3.

With respect to criteria point 5, analysis shows that adequate vehicle parking space for the proposed holiday let could be accommodated within the application site and this has been confirmed by the LHA. The provision of landscaping is not considered to be of relevance for the development proposed given the location of the existing building within a developed site which comprises existing landscaping and areas of hardstanding. The proposal would therefore satisfy criteria point 5. 

Turning to criteria point 6, no alterations are proposed to the roof space of the building to be converted and ecological mitigation measures in the form of bat boxes, bat ridge tiles and swallow nest boxes have previously been approved for incorporation into the building subject to conversion under planning application 3/2022/0039. No other ecological constraints have been identified in relation to the proposed development. The proposal would therefore satisfy criteria point 6 of Policy DMB3.

Taking account of all of the above, the proposal would satisfy the requirements of Key Statement EC1 and EC3 and Policies DMG2, DMG3, DMH3, DMB1 and DMB3 and is therefore considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

Analysis shows that occupants of the proposed holiday let accommodation would receive an adequate provision of natural light to support the proposed residential use by virtue of the building’s existing window and roof light openings. Further analysis shows that there would be no intervisibility between windows serving habitable rooms within the holiday let accommodation and adjacent farmhouse property. Use of the application building as proposed has the potential to invite some noise disturbance however given the small scale use proposed it is not anticipated that this would be of a scale that would be of detriment to either of the residential receptors on site and in any case both Seedalls Farmhouse and Seedalls Bungalow are in the applicant’s ownership. Furthermore, the applicant proposes to market the holiday let as a ‘farm stay’ experience whereby integrated use of the holiday let with the workings of the farmstead would be offered to visitors with the overall visitor experience proposed having more of a communal feel as opposed to one of segregation. Consequently, no concerns with respect to residential amenity are raised by proposed development.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

With respect to development within Areas Of Outstanding Natural Beauty (now known as National Landscapes), Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the works proposed to convert the garage / store building to residential use would be limited to the alteration of an existing door opening to accommodate a new window opening within the rear North-western elevation of the building. The new window proposed would comprise a timber effect UPVC design to match the existing windows in place on the building which is considered to be acceptable. 

The application’s supporting statement also makes reference to the creation of a modestly sized gravelled sitting area to the front North-eastern elevation of the building. Site visit photo analysis suggests that this area already exists however this is a modestly sized area carrying little visual impact therefore no concerns are raised with respect to its retention. Parking provision for the holiday let is to be accommodated through the site’s existing yard area therefore no additional provision of hard surfacing would be required to support the proposed change of use. 

Furthermore, the garage / store building and its immediate surroundings are set back approximately 30 metres from Eaves Hall Lane (which also serves as Public Right Of Way FP0344007) therefore the minimal external alterations referenced above would have little to no visual impact within the public realm. 

Taking account of the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate area or unspoilt character of the wider National Landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways initially responded to the application on 7/2/24 with a request for further information with respect to the provision of an additional vehicle passing place on Eaves Hall Lane and further details with respect to cycle storage for guests of the proposed holiday let accommodation. 

Further details have since been provided in the form of a passing place drawing and a revised proposed site plan with details of cycle storage. These have been subject to further review by the LHA who have deemed the additional details to be acceptable. 

The LHA have recommended for the imposition of conditions with respect to construction management, passing places and parking and turning facilities. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

No alterations are proposed to the roof space of the building to be converted and ecological mitigation measures in the form of bat boxes, bat ridge tiles and swallow nest boxes have previously been approved for incorporation into the building subject to conversion under planning application 3/2022/0039. No other ecological constraints have been identified in relation to the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed provision of small scale tourist accommodation at the application site meets with the requirements of Key Statement EC1 and EC3 and Policies DMG2, DMG3, DMH3, DMB1 and DMB3 of the Core Strategy thus establishing the principle of development. 

The proposed change of use of the application building would carry little to no visual impact within the public realm and surrounding landscape by virtue of the siting of the application building and the minimal extent of external works proposed to facilitate its conversion. 

Furthermore, given the small scale nature of the proposed tourist accommodation, it is not considered that the proposed development would have any undue impacts upon neighbouring amenity or highway safety with respect to intensified vehicular traffic, access or parking. 

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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