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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use of vacant restaurant/public house and adjoining cottage to village hall to include first floor meeting rooms and ancillary storage. Demolition of single storey flat roof link extension to rear.

	Site Address/Location:
	22 and 23-25 Old Row Whalley Road Barrow BB7 9AZ

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application given the application has been made on behalf of Barrow Parish Council.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal stating the following:

History:
2023/0153 - Proposed erection of a 66 bed care home (use class C2) for elderly people with associated parking, access, landscaping and associated ground works, alongside the erection of 3 dwellings following the demolition of nos. 23-25 Old Row. Approved with conditions. 

Proposal:
Barrow Parish Council propose to manage the village hall and host clubs, classes and events for the community. 

Access:
The Care Home application includes a condition for a review of the parking restrictions for the unnamed road junction adjacent to 23-25 Old Row, pedestrian improvements and traffic calming features on Whalley Road. These will be implemented prior to first use of the Care Home. 

Parking:
There is no off-street car parking associated with the buildings however there is a car park accessed via the unnamed street to the side. The car park is owned by Ribble Valley Borough Council.

Conclusion:
Lancashire County Council acting as the Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received in respect of the proposal raising concerns in respect of the absence of traffic restriction to the front of the building and the lack of a parking bay to the frontage.  The representations raise further concerns in respect of the lack of traffic calming measures having been implemented.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement EC2:	Development of Retail, Shops and Community Facilities
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DME5:	Renewable Energy
Policy DME6:	Water Management
Policy DMB1:	Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0153:
Proposed erection of a 66 bed care home (use class C2) for elderly people with associated parking, access, landscaping and associated ground works, alongside the erection of 3 dwellings (use class C3) following the demolition of nos. 23-25 Old Row. (Approved)

2021/1261:
Discharge of Conditions 27 (Construction Method Statement), 28 (Street phasing and completion plan) and 29 (Management and Maintenance Details) of planning permission 3/2016/0146.

2021/0649:
Discharge of condition 9 from planning permission 3/2016/0146 – Drainage.  (Approved)

2021/0203:
Discharge of condition 4 (S104 Plan), 5, 6, 7 (Drainage Strategy), 11 (Surface Water Drainage Scheme), 12 (S104 Adoption plan), 15 (Demolition Drawings), 16 (Energy Scheme), 25 (On Site construction works), 26 (Highway condition survey), 27 (CEMP), 28 (Phasing Plan), 29 (Section 38 drawing) and 30 (Road Engineering Plan). from planning permission 3/2016/0146.  (Approved)

2020/0324:
Non Material amendment to vary timing of condition 7 (surface water drainage scheme) from outline planning permission 3/2016/0146.  (Approved)

2019/0393:
Discharge of conditions from planning permission 3/2016/0146. Conditions - 5 - drainage strategy, 6 - foul and surface water drainage, 7 - drainage, 9 - drainage management and maintenance plan, 10 - culvert, 11 - surface water drainage, 12 - drainage management and maintenance plan, 13 - programme of archaeological works, 14 - ground investigation, 15 - scheme of demolition and external finishes, 20 - details of bat and bird boxes, 21 - lighting/illumination scheme, 27 - construction method statement, 30 full engineering and drainage and lighting scheme.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 22, 23–25 Old Row, Barrow.  Number 22 is an existing residential dwelling with 23-25 having formerly been in commercial use accommodating a restaurant/public house, with the building being vacant and in an unused state for a significant period of time.  The buildings form part of an existing terrace on the eastern side of Old Row with 23-25 forming the southern extents of the terrace row.

The application site is within the defined settlement limits of Barrow (Tier 1 Settlement) with the immediate area being largely characterised by residential development save that for the area of land to the rear (east) of the buildings, on the opposing side of the rear car-parking area, which benefits from an extant consent for the erection of a C2 66 bed Care Home.


	Proposed Development for which consent is sought:

The submitted details seek consent for the change of use of numbers 22 and 23-25 to that of a Community Village Hall (Use Class F.2(b)).  No external alterations are proposed as part of the proposal save that for the demolition of an existing single storey link extension with the works thereafter being wholly internal.

In this respect it is proposed that number 22 at ground floor will accommodate a small kitchen area and storage room, with the first floor also accommodate two storage rooms.  Number 23-35 at ground floor will provide for a ‘community area’ and form the primary area of the ‘Village Hall’ with toilets and a small kitchen being provided.  At first floor three areas of ‘workspace’ will be provided to accommodate workshops/office areas with a small kitchenette also being provided.


	Principle of Developemnt:

The proposal would result in the loss of an existing albeit vacant restaurant/public house, resulting in the loss of a building/site with employment generating potential, as such consideration must be given to the aims, objectives and requirements of Key Statement EC1 and Policy DMB1.  In this respect Key Statement EC1 states that ‘proposals that result in the loss of existing employment sites to other forms of development will need to demonstrate that there will be no adverse impact upon the local economy’.  With Policy DMB1 stating that:

Proposals for the development, redevelopment or conversion of sites with employment generating potential in the plan area for alternative uses will be assessed with regard to the following criteria:

1. The provisions of Policy DMG1, and
2. The compatibility of the proposal with other plan policies of the LDF, and
3. The environmental benefits to be gained by the community, and
4. The economic and social impact caused by loss of employment opportunities to the borough, and
5. Any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.)

In respect of criterion(s) 3 – 5 above, the proposal is likely to result in general visual and environmental uplift in respect the of the wider impacts of the development, particularly by virtue of the bringing back into use a building that has been left vacant for a significant period of time and has consequently experiences deterioration in terms of external appearance.  With the bringing the building back into an active use likely to result in repairs and improvements in the external appearance of the building through repair and renovation, thereby aligning with criterion 3 insofar that it would constitute an environmental benefit to the community.

In respect of criterion 4 and the economic and social impact caused by loss of employment opportunities to the borough.  Extant planning permission 3/2023/0153, which granted consent for the proposed erection of a 66 bed care home (use class C2) for elderly people with associated parking, access, landscaping and associated ground works, alongside the erection of 3 dwellings (use class C3) also granted consent for the demolition and loss of 23-25 in any case.  As such the loss of the previous use and building has already been considered as acceptable with no significant adverse conflicts with Policy DMB1 being identified.

In respect of criterion 5, Policy DMB1 requires that the proposed development should also be assessed with regard to any attempts that have been made to secure an alternative employment generating use for the site.  Number 23-25 has been vacant and discussed for a number of years with no viable alternative employment generating uses having been brought forward that could be accommodated within the building and as per criterion 4.  Notwithstanding this matter, the loss of the building, either by way of demolition or to that of an alternative use has already been considered acceptable and has been advocated by virtue of the granting of extant planning permission 3/2023/0153.

As such, taking account of the above matters, notwithstanding other development management considerations, the principle of the redevelopment of the site for the purposes of a Village Hall (Use Class F.2(b)) raises no significant measurable direct conflict(s) with Key Statements EC1 and DS1 or Policy of the Ribble Valley Core Strategy that would warrant the refusal to grant planning permission in relation to matters of ‘principle’.


	Impact Upon Residential Amenity:

It is noted that the premises previously accommodated a restaurant/public house being directly adjacent and adjoining number 22 Old Row, with number 22 now proposed to be absorbed into the proposed F.2(b) planning Unit resulting in the proposal now having a direct interface with number 21 Old Row in-lieu of previously directly adjoining number 22.  

As such and taking account that the building(s) are likely to generate an increased level of activity directly adjacent number 21 than that of the previous situation, consideration must be given in respect for the potential of the proposed development to result in adverse impacts upon residential amenity by virtue of noise, disturbance or a direct loss of privacy

In respect of potential noise disturbance and adverse impact(s) upon adjacent residential amenity, RVBC Environmental Health have raised no objections to the proposal requesting that should consent be granted, the following condition be imposed:

‘Prior to the commencement of development, a detailed scheme for the sound insulation between the proposed village hall and the nearest residential properties shall be submitted to and agreed in writing by the Local Planning Authority. 

The scheme shall demonstrate that there is sufficient acoustic insulation of the premises to ensure internally generated noise from the village hall will not impact those in the adjoining premises.  For the avoidance of doubt the sound insulation works shall be engineered so the dB levels within the residential buildings adhere to BS8233:2014 Guidance on ‘Sound Insulation and Noise Reduction for Buildings’.

The agreed details shall thereafter be implemented within the development prior to commencement of first use.’

Taking account of the above matters, proposed opening hours, likely levels of activity and subject to the above condition being satisfied, it is not considered that the proposed change of use of the premises to that of a Village Hall (Use Class F.2(b)) will result in any significant measurable adverse impacts upon nearby or adjacent residential amenity.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:
 
The submitted details do not propose any external alterations (for which consent is required) save that for the demolition of a single storey link extension to the rear of the property.  As such it is unlikely that the change of use will result in any adverse measurable impacts upon the character or visual amenities of the area.

It is noted that the bringing back into use of the building is likely to result in an increased level of positive custodianship, with the existing protective screens over the window and door areas to be removed and cosmetic repairs being undertaken.  In this respect the change of use of the building likely to result in positive measurable impacts upon the character or the area, particularly insofar that the building will be afforded the opportunity to benefit from a more positive, beneficial and active role within the streetscene than that of the current situation.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflict with Policy DMG1 which seeks to ensure that development remains visually compatible with the character of the immediate area and that seeks to protect against development that would result in adverse impacts upon the character or visual amenities of the area.


	Highways and Parking:

The Local Highways Authority have raised no objection to the proposal stating that they ‘do not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site’.

It is noted that the change of use to that of a Village Hall (Use Class F.2(b)) could arguably generate additional vehicular movements and therefore necessitate the need for dedicated parking provision to be provided to serve the development.  It is noted that a free to use car-parking area, owned by the Local Authority, is located directly to the rear and adjacent the proposal site.  As such any additional parking need generated by the use is likely to be assimilated into the area, without undue impact upon the safe operation of the highway, by virtue of visitors to or users of the building utilising the car-parking area to the rear

As such the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure, parking provision and sustainable methods of travel are brought forward to accommodate and serve existing and proposed development.


	Landscape/Ecology:

The application has been accompanied by the submission of a Bat Emergence Survey Report which concludes that no evidence was found to suggest bats have been roosting within the building to which the application relates and that the structure is considered to be of negligible potential for roosting bats.  As such there is no requirement for the development to provide mitigation to offset the impacts of the development upon protected species.

Taking account of the above matters, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

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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