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Alterations to form family suites to existing second floor accommodation (Listed Building Consent).
Wortley Hall, The Avenue, Wortley, Barnsley S35 7DB.

Site Location and Description

The application site is Wortley Hall (listed grade II*) in use as a hotel and conference centre situated immediately to the east of the village of Wortley. The Hall comprises of the main building and numerous outbuildings (some in a state of disrepair) and walled gardens. The village and Hall are located in a rural setting to the south of the Borough.
Proposed Development

The applicant is seeking Listed Building Consent (LBC) for the conversion of unused attic spaces on the second floor of the original body of the Hall as first constructed to provide 4 no. family suites. The new rooms would compensate for the loss of bedrooms over recent years in order to provide en-suite bathrooms and would provide additional accommodation during the 200 or so weddings held at the Hotel each year. The applicant states that the alterations would be relatively simple to undertake as they entail the installation of new partitions and extension of services from the existing bedrooms on the floor below. 
Additionally, an existing first floor redundant Laundry Room and adjacent spaces would be converted back to an en-suite bedroom.
Structural roof timbers would be fully retained and existing solid/load bearing walls would generally be retained unchanged. New insulated timber studwork partitions with plasterboard sheathing would define the new spaces. All finishes would be renewed to match the standards elsewhere in the refurbished areas of the Hotel.
The proposals have been developed/amended during the processing of the application.
Policy Context
Unitary Development Plan (UDP) – Green Belt.
Barnsley Local Development Framework Adopted Core Strategy (CS):

CSP20 – Promoting Tourism and encouraging Cultural Provision – refers to the measures to be taken to promote tourism including encouraging the growth of the tourism business sector. Tourism related development in rural areas will be protected and encouraged to support and diversify the local economy.

CSP21 – Rural Economy – states that we will encourage a viable rural economy by amongst other things allowing development if it results in the growth of existing businesses or is related to tourism or recreation. Development will be expected (amongst other considerations) to be of a scale proportionate to the size and role of the settlement, not have a harmful impact on the countryside, biodiversity, Green Belt, landscape or local character of the area and consider the re-use of existing rural buildings.
CSP29 – Design – sets out the overarching design principles for the borough to ensure that development is appropriate to its context and states that high quality development will be expected.
CSP30 – The Historic Environment – states that development which affects the historic environment and Barnsley’s heritage assets and their settings will be expected to protect or improve the character and/or appearance of Conservation Areas and Listed Buildings.

CSP34 – Protection of Green Belt – the Green Belt is to be safeguarded and remain unchanged.

Barnsley Unitary Development Plan adopted 2000 (UDP) (Saved policies):
GS8A – The Re-use and Adaptation of Buildings in the Green Belt – will be permitted provided that (amongst other considerations):
· The building as altered and extended or used, will not have a materially greater impact than the present use on the openness of the Green Belt and the purpose of including land in it;

· The building as altered and extended or used will not adversely affect the amenity of local residents or the appearance of the locality, nor lead to traffic or safety problems;

· Any building proposed for conversion is structurally sound and capable of conversion without the need for substantial alterations; and

· Any proposed alteration or extension is architecturally consistent with the existing building and respects its height, shape, mass and plan form, the existing external materials and its overall setting.

National Policy Planning Framework:
Core planning principle 4 states that planning should always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings and conserve heritage assets in a manner appropriate to their significance.
Requiring good design.

· Good design is a key aspect of sustainable development.

· Planning policies and decisions should aim to ensure that developments (amongst other things) will function well and add to the overall quality of the area, respond to local character and history reflect the identity of local surroundings and are visually attractive.

Protecting Green Belt land.

· The Government attaches great importance to Green Belts. The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their openness and their permanence.

· A local planning authority should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this include the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building. The reuse of buildings provided that the buildings are of permanent and substantial construction is also not inappropriate provided that they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt.
Conserving and enhancing the historic environment.

· In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected; the level of detail should be proportionate to the assets’ importance. When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. Substantial harm to or loss of a grade II listed building should be exceptional.
Consultations

BMBC Conservation – No objections following revisions.
BMBC Highways – No objections subject to the imposition of a condition.

Wortley Parish Council – No comments.
Representations

The application has been publicised as being proposed works affecting a Listed Building by way of site notice. No representations have been received.
Assessment
Principle of Development

Policies CSP20 and CSP21 support the rural economy and encourage the growth of the tourism business sector subject to there being no harmful impact, particularly on the countryside, local character and Green Belt. Policy GS8A also encourages the adaptation of buildings in the Green Belt subject to a number of considerations whilst the alteration of a building within the Green Belt is not considered to be inappropriate development in accordance with the NPPF. The proposed development therefore is considered to be acceptable in principle.
Policies CSP29 and CSP30, and the NPPF require high quality design, and development which affects the historic environment to protect/conserve listed buildings.
Green Belt/Design
The Council’s Conservation Officer has commented that following the receipt of amended plans and a detailed discussion paper on the merits/justification aimed at meeting initial concerns/objections, he is comfortable with the mitigation and/or re-working in the revised proposals and therefore has no objections. 
The Council’s Highways Section is content with the proposals subject to all existing on-site parking/manoeuvring facilities being retained. 
In the circumstances, and in particular bearing in mind that the alterations are internal, the proposal would have no impact on the openness of the Green Belt and the purpose of including land within it or local character, and is considered to be of a high quality design which protects/conserves the listed building, in accordance with policies CSP21, CSP29, CSP30 and GS8A and the relevant planning policy statements in the NPPF. 
As the Hall is already in use as a hotel and conference centre, the proposal would also have no significant impact on the amenity of local residents, the appearance of the locality or traffic in accordance with policy GS8A. 
Recommendation

Grant Listed Building Consent subject to the following conditions:

1 
The development hereby permitted shall be begun within 3 years from the date of this permission. 
Reason: To comply with the requirements of Section 91 (as amended) of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall only be carried out in accordance with the following documents:

a) Drawing titled ‘Site Location Plan’, numbered L/01 and dated May 2016;

b) Drawing titled ‘Ground Floor Plan and First Floor Plan as Existing’, numbered E/01 and dated January 2016;

c) Drawing titled ‘Second Floor Plan as Existing’, numbered E/02 Revision A and dated January 2016;

d) Drawing titled ‘Proposed Ground Floor Plan and First Floor Plan’, numbered P/01 Revision A and dated May 2016;

e) Drawing titled ‘Second Floor Plan as Proposed’, numbered P/02 Revision B and dated May 2016;

f) Drawing titled ‘Detailed Proposed Alterations to First Floor’, numbered P/03 Revision B and dated May 2016;

g) Drawing titled ‘Proposed Roof Plan and Sections A-A, B-B and C-C’, numbered P/04 and dated May 2016; and

h) Statement titled ‘Proposed Internal Alterations To Attics To Create Additional Hotel Accommodation at Wortley Hall’, prepared by Andrew Shepherd and dated 16 March 2016; as amended by letter dated 18 October 2016, reference ADWS/TJC and as attached to an e-mail of the same date.
Reason: For the avoidance of doubt and in the interests of high quality design and the character of the locality, and the historic environment in accordance with CS policies CSP29 and CSP30, UDP policy GS8E, and the relevant planning policy statements in the NPPF.
3.
All existing on-site parking/manoeuvring facilities shall be retained for that sole purpose at all times.


Reason: In the interests of highway safety.

