et}

AR AN R A 49 h I 4 Ff E;

CARTER
JONAS

The Property People

. . Regent House
Planning & Heritage Statement 1315 Albert Strest

Harrogate HG1 1JX

Dalby Bike Barn
Dalby Courtyard
Low Dalby

On behalf of The Forestry Commission

July 2012




1.0

1.1

1.2

1.3

2.0

2.1

2.2

2.3

3.0

3.1

3.2

w o 08T EEL S

INTRODUCTION T~
e

As part of lhe documents submitted with the planning applications for ﬁher@y(erations to
eastern elevation of the Dalby Bike Barn at Dalby Courtyard, Dalby Forest we have
prepared a report covering planning and heritage matters.

The report seeks o deal with relevant Development Plan Policies and National Planning
Guidance.

This Planning and Heritage Report should be read in conjunction with the covering letter and
other documenis contained within the application including the Design and Access
Statement.

BACKGROUND AND PROPOSAL

Dalby Bike Barn is situated within Dalby Forest Courtyard which is located in the village of
Low Dalby and comprises a community hall, workshops and offices, biking centre and
associated facilities within a courtyard environment, it is approximately 1 mile from the forest
entrance.

Dalby Forest Courtyard was the subject of a Crown Notification Application in December
2003 for the conversion and extension of existing complex to provide community hall, craft
workshops and offices, biking cenire and associated facilities and parking. The Parks
response was to advise 15 conditions.

Our client wishes to insert a new door and steps on the eastern elevation of the Bike Barn in
the location of a previous door that has been bricked up for us as a rear entrance. They also

“wish to replace the existing solid wood doar which is used as an emergency door on the

eastern elevation with a glazed wooden framed door to allow more light to come into the
building.

PLANNING POLICY CONSIDERATIONS

The Development Plan

The North York Moors National Park Core Strategy and Development Policies incorporating
the Inspector's changes was adopted by the Authority on 13th November 2008 and the
document now forms part of the Development Plan for the North York Moors National Park
for the purposes of making decisions on planning applications.

Core Policies

Core Policy A: Delivering National Park Purposes Sustainable Development

Core Policy A sets out seven key principles of achieving sustainable communities in the
Park whilst pursuing its purposes and social and economic duty. Of specific relevance to this

application are the following principles:

* Providing a scale of development and level of activity that will not have an
unacceptable impact on the wider landscape or the quiet enjoyment, peace and
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tranquillity of the Park, nor detract from the quality of life of local residents or the
experience of visitors.

» Conserving and enhancing the landscape, seltlement, building features and historic
assets of the l[andscape character areas.

e Strengthening and diversifying the rural economy and providing tourism based
opportunities for the understanding and enjoyment of the Park’s special qualities.

Core Policy B: Spatial Strategy

The overarching strategy to meet the needs of people in the National Park is based upon
improving the sustainability of local communities by supporting, improving and consolidating
existing services and fagcilities, providing additional housing and employment opportunities
within settlements and enabling alternative modes of travel to the private car in accordance
with the settlement hierarchy:

Within the open countryside:

a. Housing relating to an essential need to live in the countryside.

b. Conversion of traditional rural buildings to support economic uses including holiday
accommodation or residential letting for local needs.

c. Other essential social or communily need where there are no other suitable locations
in settlements listed in the settlement hierarchy.

d. Development to meet the needs of farming, forestry, recreation, tourism or other rural
enterprises with an essential need to locate in the countryside.

e. Replacement dwellings.

f. Conversion of other existing buildings for employment use.

~ Core Policy G: Landscape, Design and Historic Assets

The landscape, historic assels and cultural heritage of the North York Moors will be
conserved and enhanced. High quality sustainable design will be sought which conserves or
enhances the landscape setiing, setllement fayout and building characteristics of the

landscape character areas identified in the North York Moo dscape Character
Assessment. Particular protection will be given to those elemenjs whicw\;bl?r}%i‘nif&uuhe
character and setling of: o Vit u'!"DA
f\} / i
: SN Ay
1 Conservation Areas

2 Listed Buildings
3 Historic Parks and Gardens e
4 Scheduled Monuments and other sites of archaeological importance ‘“"‘\/

The re-use of buildings of architectural and historic importance which make a positive
contribution to the landscape and character of the National Park will be encouraged.

Core Policy H: Rural Economy
Core Policy H relates to the rural economy and describes how the rural economy will be

strengthened and supported by providing local communities with a range of opportunities for
entrepreneurship, education and training. This will be achieved through:

Gycle Hire Business, Dalby Courtyard Page 3of 9




3.7

3.8

Cycle Hire Business, Dalby Courtyard

NYM / 7017 /05 A1 / ? 1 CARTER

JONAS

New employment development in the Local Service Centre of Helmsley, Whitby
Business Park, Service Villages and the Local Service Villages.

Training and education opportunities in the Local Service Centre of Helmsley,
Service Villages and Local Service Villages.

Supporting the agricultural sector and opportunities for diversification.

Sustainable tourism based on recreation activities and tourism development related
to the understanding and enjoyment of the Park.

Development Plan Policies

Development Policy 1: Environimental Protection

Development Policy 1 relates to environmental protection and details that to conserve and
enhance the special qualities of the North York Moors National Park, development will only
be permitted where:

It will not have an unacceptable adverse impact on surface and ground water, soil,
air quality and agricultural land.

it will not generate unacceptable levels of noise, vibration, activity or light pollution.

There will be no adverse effects arising from sources of poliution which would impact
on the health, safety and amenity of the public and users of the development.

~ Land stability can be achieved without causing unacceptable environmental or

landscape impact.

There is or will be sufficient infrastructure capacity to accommodate the demand
generated by the development.

Development Policy 14 Tourism and Recreation

Development Policy 14 specifically relates to tourism and recreation and states that the
quality of the tourism and recreation product in the Nationa! Park will be maintained and
improved through adopting the principles of sustainable tourism. New tourism development
and the expansion or diversification of existing tourism businesses will be supported where:

The proposat will provide opportunities for visiiors to increase their awareness,
understanding and enjoyment of the special qualities of the National Park in a
manner that will not undermine the special qualities of the National Park or in a way
that conserves and enhances the special qualities.

The development can be satisfactorily accesspd_from the road network (categories 1,
2 or 3) or by other sustainable modes of trangport m:;ludin\g public transport, walking,

cycling or horse riding. Ny o
o .;JV(Z)\IQ ,ci\
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e The development will not generate an increased level of activity, inc ding noise,
which would be likely to detract from the experience of visitors and the quality of life
of local residents.

s |t will make use of an existing building. Proposals for new buildings will be expected
to demonstrate that the facility cannot be satisfactorily accommodated within an
existing building in that location.

Development Policy 18 - Retail Development

Development Policy 18 details how proposals for new retail development or financial and
professional services will be supported:

¢ Within the defined commercial areas of Helmsley, Hutton le Hole and Thornton le
Dale unless the proposal is primarily for and of benefit to the local community.

«  Within the main built up area of Service Villages, Local Service Villages and Other
Villages.

» Where new proposals are ancillary to an existing enterprise provided that the
proposal does not resull in a cumulative increase in activity which would have an
unacceptable impact on the character of the area, the amenity of local residents, or
the wider vitality and viabilily of villages.

National Policy
Published in March 2012 this replaces a whole raft of previous planning guidance, including

_that relevant to development within the open countryside and Green Belt (PPS7 and PPG2).

The mainstay of this new guidance/policy is the “presumption in favour of sustainable
development” and an abligation upon local authorities 1o “plan positively” for their areas.

The NPPF refers to the planning system as having three roles which reflect the identified
three ‘dimensions’ to sustainable development. These consist of;

¢ An economic role

» A social role

¢ An environmental role

The weight and importance aitributed to each is a matter of judgement but must be
considered in the whole and not independently — the objective is that “to achieve sustainable
development, economic, social and environmental gains should be sought jointly and
simultaneously through the planning system” (para. 8).

In accordance with this approach:

¢ development which accords with the development plan should be approved without
delay;

» where the development plan is absent (not adopted) or has no relevant policy or
such are out of date, permission again should be granted unless “any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits” or
specific policies in the Framework indicate development should be restricted.
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An important element at the heart of the decision-taking process under this Framework is
the relevance and importance of “other material considerations” which are additionat to the
above approach in weighing up all the factors in the determination of planning applications.
(para. 14).

The Framework identifies “Core Planning Principles” which include the aim to “proactively
drive and support sustainable economic development fo deliver the homes, business and
industrial units, infrastructure and thriving local places that the country needs” (para 17).

One of the main tenets of the Framework and how sustainable development can be
delivered is through “Building a strong, competitive economy” with emphasis being given to
economic growth, job creation with the planning system doing “everything it can to support
sustainable economic growth”....with planning operating to "encourage and not to act as an
impediment to sustainable growth. Therefore significant weight should be placed upon on
the need o support economic growth through the planning system” (para 18-19).

In terms of the rural economy, the Framework is clear in support for the development of a
strong rural economy and local authorities should “support the sustainable growth and
expansion of all types of business and enterprise in rural areas, both through
conversion of existing buildings and well designed new buildings” (para 28).

With regards to development within National Parks (paragraph 115) ‘great’ weight should be
given to conserving landscape and scenic beauty in National Parks, the Broads and Areas
of Outstanding Natural Beauty, which have the highest status or protection in relation to
landscape and scenic beauty.

Paragraph 116 goes on to state that “planning permission should be refused for major
developments in these designated areas -except in exceptional- circumstances  and where it
can be demonstrated they are in the public interest. Consideration of such applications
should include an assessment of:

» the need for the development, including in terms of any national considerations, and
the impact of permitting it, or refusing it, upon the local economy;

e the cost of, and scope for, developing elsewhere outside the designated area, or
meeting the need for it in some other way; and

e any detrimental effect on the environment, the landscape and recreational
opportunities, and the extent fo which that could be moderated.”

In determining applications, local planning authorities should require an applicant to describe
the significance of any heritage assets affected, including any contribution made by their
setting

Overall, in their decision-taking, the Framework encourages an approach where “focal
planning authorities should look for solutions rather than problems, and decision-lakers at
every level should seek to approve applications for sustainable development where
possible. Local planning authorities should work progclively. with applicants to secure
developments that improve the economic, social and erfvironmental -conditions of the area”
(para 187). Y T
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ASSESSMENT

¢ Principle of the Development;
Design;

Amenity;

Landscape Impact; and
Access and Highway Safety

Principte of the Development

The principle of the use of the buildings for the hire of bikes has previously been establishe
through Crown Notification (NYM/2003/0709/Cl) in December 2003 for the conversion and
extension of existing complex to provide community hall, craft workshops and offices, biking
centre and associated facilities and parking. The Parks response was to advise 15
conditions.

The proposed alterations to the eastern elevation of the Bike Barn are minor both in terms of
themselves and relative to the degree of built development on the site and surrounding it,
notwithstanding their unobtrusiveness. We consider that the proposed development
complies with local planning policy Core Strategy Policy A and B.

Design

The building concerned is clearly of ‘traditional’ character and appearance and, therefore, is
in keeping with the locality in this respect.

The Bike Barn is constructed from predominately traditional materials, design and
appearance that is worthy of retention. The proposed alterations are small in scale and
reflect the existing character and style of the building. There would be minimal alteration to
the eastern elevation of the barn with a door inserted in the wall where a previous door had
been blocked up and the existing solid wood door will be replaced with a new gtazed
wooden door. The physical impact on the character and appearance of the buildings would
be minimal.

Impact on the Character and Setting of the Area

The proposed alierations to the eastern elevation of the Bike Barn to insert a door and steps
to provide access a rear entrance and the replacement of an existing wooden good with a
glazed door are minor and therefore the physical impact on the character and setting of the
area would be minimal.

Ultimately the proposal is in accordance with Core Strategy Policy G and as it makes
efficient use of the building whilst also protecting the character and appearance of the area.

Amenity
The wider site currently functions as a tourist attraction which has traditionally been open all

year round. The proposed alterations to the eastern elevation of the Bike Barn will
complement the exisiing use of the use of the building whiist providing improved facilities for
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those using the bike hire facilities. It will not result in an increased leve clivity, including
noise, which would be likely to detract from the experience of visitors and the quality of life of
local residents and is therefore in line with Core Policies A and B and Development Policies
1 and 14.

Landscape

As stated above, the alterations to the Bike Barn will not intrude into surrounding land. The
alterations will not substantially change the existing setting of the buildings relative to the
surrounding forest. The scheme will ensure that the site continues to contribute to the setting
of Dalby Forest and surrounding landscape in line with Core Policy G.

Access and Highway Safety
The existing access as will the main car parking area on the level area will remain.

HERITAGE STATEMENT

As part of this planning and heritage statement we have looked specifically at the
requirements of National Planning Policy Framework.

In addition to the above Planning Assessment of Development Plan Policies which will be
applicable to the planning application it is appropriate in accordance with the advice and
guidance contained within the NPPF to make a Heritage Assessment of the heritage asset.

The objective as required by the NPPF and the PPS5 Practice Guide is to be able to assess
whether sustainable development whilst conserving any heritage assets in a manner
appropriate to their significance. We believe that this scheme does exactly that.

We hope that the Heritage Statement will specifically help the Local Planning Authority
reach the conclusion that the scheme being proposed is an appropriate, compatible and
sympathetic scheme to support and enable the long-term conservation of the Heritage
Asset.

National Planning Policies in relation to Heritage Assets are contained within the National
Planning Policy Framework (NPPF). Section 12 of the NPPF relates to conserving and
enhancing the historic environment and sets out in paragraph 128 how in the “determination
of applications, local planning authorities should require an applicant to describe the
significance of any heritage assets affected, including any coniribution made by their setting.
The level of detail should be proportionate to assets’ importance and no more than is
sufficient to understand the potential impact of the proposal on their significance”.

Paragraph 131 provides further details and states that:

In determining planning applications, local planning authorities should take account of:
« The desirability of sustaining and enhancing the significance of heritage assets and
pulting them o viable uses consistent with their conservation;
e The positive confribution that conservation of heritage assefs can make to
sustainable communities including their econormic vitality; and
+ The desirability of new development making a positive contribution fo local character
and distinctiveness
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There are no designated heritage assets which affect this site. Dalby Forest is a designated
forest which is situated on the southern slopes of the North York moors National Park but is
not a designated heritage asset.

The proposals have been prepared and have evolved around the notion that Dalby Forest is
an asset which should be preserved; the proposed alterations to the eastern elevation will
not have an adverse effect on Dalby Forest and will be no different to the use of the units at
present.

CONCLUSIONS

The proposed alteration to the eastern elevation of the Bike Barn to provide a new rear
entrance and steps and a glazed emergency exit is in accordance with the Development
Plan for the area and should be supported and approved.

It is considered that the proposed allerations to the eastern elevation will allow a more
appropriate and efficient use of the building through the creation of a rear entrance linking
the building to the courtyard area and also increasing natural light via the glazed emergency
door. These improvements will also assist in improving the buildings security.
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