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WA/2009/1242
K Mason
27/08/2009

Grid Reference:

Parish:
Ward:
Case Officer:

8 Week Expiry Date

Neighbour Notification Expiry Date

Neighbour Notification
Amended/Additional Expiry Date

RECOMMENDATION

Introduction

Change of use of former agricultural building to
wedding venue and function hall and use of land
for additional car parking at Clock Barn Farm,
Hambledon Road, Busbridge

GU8 4AY (as amplified and amended by letters
and emails dated 13/11/09, 16/12/09, 29/12/09,
16/01/10 and 18/01/10; and Traffic and Travel
Plan information received 02/11/09)

E: 497387 N: 141363

Busbridge
Bramley, Busbridge and Hascombe
Mr P Hardwick

22/10/2009
02/10/2009
28/01/2010

That permission be REFUSED

The application has been brought to the committee at the request of the two

local members.

Location Plan

Application Building
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Site Description

Clock Barn Farm is situated on the north-west side of Hambledon Road
opposite its junction with Clock Barn Lane to the north of Hydestile
Crossroads. The farm has been in the applicant’s family since the 1930s and
was separated from the larger part of the agricultural unit at Tuesley Farm in
1996.

There are two dwellings on the land, together with a range of former farm
buildings. Some buildings are in commercial use, including a former potato
store which is the subject of the current application. In addition, there is a
sand school in the vicinity of the main group of buildings and some of the land
is used for equestrian purposes.

The application dates back to the 1950s. It is built of reinforced concrete and
is timber clad with a corrugated sheet roof and part gable ends. There is an
access track to the side with some parking to the northern side. Most of the
building is in industrial use following the granting of a Certificate of Lawfulness
in July 2009.

The main access to the site is from the east, a new access created under
application WA/1997/0494. There is a second access to the south which is
also a bridleway and passes through the site.

The area is generally open and very much rural in character.
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Proposal

The application seeks the change of use of part of a former potato store to a
function hall. The application relates to some 173sgm of the ground floor of
the building and the type of events covered would include weddings/wedding
celebrations, birthday parties/anniversaries, charity fundraisers and business
meetings/seminars/conferences.

The terms of the application have been amended since the original
submission. This has been in response to the letters of objection and various
concerns raised by local residents to the scale and extent of the proposal.
These are now as follows:
1. A maximum of 24 weddings and parties held in a year (running from
January to December);
2. The holding of daytime events such as seminars, conferences, product
launches and lunches Monday to Friday, from 09.00 to 17.00;
3. Weddings would only be held on Saturdays between the hours of 08:00
and 00:30 with any music switched off at midnight. Customers would
leave by 00:30am.

The application indicates that the building could accommodate 100 seated.
The submitted plans show a small bar, a kitchen and toilets. The applicant
has stated that some customers would like to erect a marquee on the south
side of the building as a reception area and a quiet area for guests and
families. There would be no amplified music played in the marquee and
double doors would be closed, except in an emergency.

There would be no external changes to the building.
The application shows the provision for up to some 65 cars located at various
places around the site. In addition, one of the adjacent fields is shown for

overspill temporary parking.

It is stated that if permission were to be granted, it would be the intention to
apply for a civil ceremony licence to allow marriages to take place.

A Premises Licence was issued by the Borough Council on 24™ November
2009, which authorised various activities to take place in the application
building, the provision of late night refreshments and the sale of alcohol

Block Plan to Show Car Parking in relation to Application Building
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Proposed Ground Floor Layout Plan
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Submissions In Support

The applicant has submitted various documents and information in support of
the proposal. These have included a traffic survey and travel incentive plan, a
response letter to local residential occupiers, a response letter to the Surrey
Hills AONB advisor and an additional letter to the Council explaining the
proposal and the amendments made to the proposal.

The main points can be summarised as follows:

1.

9.

We have been running weddings and functions for two years whilst
testing the market for such a venue and we have received no
complaints regarding noise, traffic or light pollution;

In December 2009, we obtained our Premises Licence under which
stringent conditions were applied. We have fully embraced these
conditions and have endeavoured to meet neighbours’ objections;

We have conducted a road traffic survey which concluded that the
existing access is acceptable and that the traffic would not cause
adverse problems to the roads of the area;

The building has not been used for the purposes of agriculture since
1992 and the hall itself has been in commercial use since 1996 — both
as an engineering business and daily for business meetings;

There will be no development to the building and therefore no
construction works needed that would adversely affect the amenity of
the farm and surrounding area;

The Government encourages the reuse of rural farm buildings for the
purposes of diversification and the hall is part of our diversification plan
and that the income support is important for the farming and equestrian
activities;

The proposal is not in conflict with Green Belt policies, the venue is not
detracting from the openness of the land and is not detrimental to the
landscape character or general amenity of the area. Indeed, it is
argued that the proposal is promoting the AGLV and bringing business
and visitors to the countryside;

The building is fully sound-proofed with double-glazed doors and we
have installed as sound limiter. We have conducted extensive sound
measurements and consider that any noise emanating from the venue
at the site boundary is well within the permitted levels and is hardly
audible;

The number of weddings and parties to be held a year has been
reduced from 52 to 24 in order to mitigate any traffic or noise concerns;

10.The proposal would comply with the various criteria set down under

Policy RD7 of the Local Plan;

11.Any failure to comply with the conditions set down in the Premises

Licence would mean that the Licence would be reviewed;

12.Based on extensive research, there is a requirement for such a venue

in this area and that the venue is ideally located;
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13.1t is argued that the planning regulations allow the temporary uses of
land for a certain number of days a year;
14.Reference is made to a similar weddings’ business which takes place

at Gate Street Barn, near Bramley. However, they wish to point out that
there are key differences in that that use is allowed to keep its doors
open as they do not have air conditioning and they do not have sound
insulation in its walls;
15.1t is argued that a typical wedding of 90 people would generate some
35 cars (with most families sharing cars, taxis and minibuses) and that
the impact would not be noticeable on a road that is already a busy

highway.

The applicant has enclosed various letters from people who have expressed
support for such a business and which would be an asset to the local
economy and area in general.

Relevant Planning History

WA/2008/1856

WA/2008/1349

WA/1999/0160

WA/1998/1359

WA/1997/0494

WA/1991/0806

WA81/1563

Change of use of an office to temporary
residential for ancillary staff
accommodation.

Application for a Certificate of
Lawfulness under Section 191 for the
existing use of the building known as
The Potato Store as workshop, offices
and ancillary storage in connection with
KAM Differentials. (As amplified and
amended by letters dated 22.9.

Change of use and alterations to
redundant potato store to provide
assembly and storage facilities for light
industrial purposes.

Change of wuse, alterations and
extension to provide a dwelling.

Change of use of building to office;
creation of new access (as amended by
letter dated 16/06/97 and plans received
19/06/1997).

Erection of conservatory and a porch.

Erection of a single storey extension to
provide lobby/cloakroom, shower room
and sitting room

Full Permission
18/11/2008

Certificate of
Lawfulness
Granted

03/07/2009

Refused
28/04/1999

Full Permission
05/10/1998

Full Permission
25/07/1997

Full Permission
15/07/1991

Full Permission
30/11/1981
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Planning Policy Constraints

Green Belt — outside any defined settlement area
AGLV

AONB to east side of Hambledon Road (outside site)
Bridleway (N0.163)

Wealden Heaths | SPA 5km

SPAD

Development Plan Policies and Proposals

Policies C1, C3, D1, D4, D6, D7, RD7, RDS8, LT4, LT7, M2 and M14 of the
Waverley Borough Local Plan 2002
Policies SP3, SP5, CC1, CC2, CC4, CC6, CC7, T1, T4, T5, NRM5, C4 and
TSR4 of the South East Plan 2009

Government Guidance — PPS1 “Delivering Sustainable Development”; PPG2
“Green Belts”; PPS4 “Planning for Sustainable Economic Growth”; PPS7
“Sustainable Development in Rural Areas”; PPG13 “Transport”.

Consultations and Parish Council Comments

Drainage Authority — No requirements

County Highway Authority — Raises objection on grounds of unsustainable
location (see report)

Borough Environmental Health Officer — Recommends conditions in relation
to operation of business, hours of use and noise limitations.

Parish Council

Original Submission —

The application contains documented evidence of support for the application
from local residents. The result will be an enhancement to the Parish and
should be approved.

Amended Submission and Additional Information —

Not yet received - to be reported orally

Representations

Original Submission -

5 letters of support:

Family farm;

Will raise income and diversify farm;
Successful business over last 2/3 years;

Any noise will be contained within the building;

PN PE
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5. Well managed events.

19 letters of objection/concern (including letters from the CPRE, the Surrey
Hills AONB Officer and 6 letters from the occupiers of Foxgloves):
1. Unsustainable location for such a use;
2. Could have impact on adjacent AONB (visual impact in terms of noise
and light pollution);
3. Commercial use not necessary to maintain the viability of a bona fide
farm (previously fragmented);
Proposed Travel Plan has no alternatives to motor transport and no
practical solutions;
Large car park in open landscape;
Green Belt and ALV policies;
Urbanisation of area;
Proposed use extensive;
. Noise and disturbance at unsocial hours;
10. Loss of residential amenity;
11.Harm rural character of area;
12.Increase volume of traffic in rural lanes;
13. Note Licence application details and add to concerns;
14.Use of marquees increase capacity and impact;
15. Building previously altered;
16.Fire Safety Regulations limit to 130 but claims some events involve
more customers;
17.Set precedent for more proposals at the site;
18. Additional vehicles associated with organisation and staffing of events;
19. Local road network unsuitable;
20. Retrospective application;
21. Question enforceability of conditions to limit use;
22.Suggest temporary 1 year permission;
23.No objection in principle and support local businesses.

»

©o~No O

Amended Submission and Additional Information -
Not yet received - to be reported orally

Determining Issues

Green Belt issues

Compliance with policies in relation to the reuse/adaptation of rural
buildings

Diversification

Impact on landscape character of the AGLV

Traffic and car parking

Sustainability of location

Impact on residential amenity

N

Nookw

Planning Considerations

EASTERN PLANNING COMMITTEE



The main issue to be considered is whether, in view of the rural location of the
site, the proposed use would be acceptable for this building, site and area.

Since the original submission in August 2009, additional information has been
submitted in support of the application and the terms of the application have
been amended. In particular, the number of wedding events has been
reduced from 52 to 24 in any one year and the hours of operation have been
altered and reduced.

In terms of the planning policy, the site is located within the Green Belt and
designated AGLV where there is restraint over inappropriate development.
The area is rural in character and there is a public right of way that passes
through the site. Planning policies and government guidance do state that,
however, the reuse and adaptation of rural buildings can be appropriate
subject to the criteria set out in Policy RD7 of the Local Plan. Policies D1, D4,
M1, M2 and M14 are also relevant, together with various policies set out in the
South East Plan 2009 which emphasise the need to achieve sustainable
forms of development. It is also recognised there are policies which seek to
support the rural economy and that economic development should be
generally supported.

Policy EC12 of PPS4 state that the re-use of buildings in the countryside for
economic development purposes will be preferred and in particular small
economic developments should be supported, even though it may not be
readily accessible by public transport.

The application is a complex one and which raises a number of planning
issues. The site is a sensitive rural location and it is considered that the
proposed use would have an impact upon the site and the rural character,
appearance and tranquillity of the area. It is noted that there are already a
number of commercial activities that take place on site, including office,
industrial and equestrian uses. The current proposal would represent the
introduction of an additional commercial use on the site and which would have
an additional impact upon the rural character and appearance of the area. It is
noted that the use of the building for weddings and functions have taken place
on site for some two years and the application seeks to regularise the use.

In the officers’ view, notwithstanding the proposed amendments to the terms
of the application, the use would still be significant in terms of its extent, level
of activity and impact. The proposal, as amended, is stated to involve up to 24
weddings and parties per year (running from January to December); that
weddings would only be held on Saturdays between 08:00 and 00:30
Sundays, with any music switched off by 12:00; to hold daytime events such
as seminars, conferences etc on Mondays to Fridays 09:00 to 17:00. The
original application would seem to indicate that these other events would take
place once a month. In addition, it is stated that some customers may want to
erect a marquee on the south side of the main building as a reception area. In
the submission, reference is made to a Travel and Accommodation Plan
which proposes various management incentives for customers in order to
address traffic concerns.
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The officers have given full consideration to the arguments presented in
support of the application, including the diversification of the farm and that
such a proposal would provide additional financial support.

The officers fully recognise that the countryside is an important recreational
resource for residents and visitors to the Borough. Proposals for leisure and
tourism development in the countryside are considered against the criteria set
out in Policy LT7 and makes reference to Policy C1 for developments in the
Green Belt. The supporting text states that development proposals which
would generate a requirement for extensive areas of car parking will not
normally be permitted.

1.Green Belt

Policies state that there is a general presumption against inappropriate
development and that this will not be permitted unless very special
circumstances exist. In all circumstances, any development which would
materially detract from the openness of the Green Belt will not be permitted.

Any development which takes place in the Green Belt must be acceptable in
terms of its layout, scale, impact, height, form and siting in accordance with
Policy D4.

The supporting text to Policy C1 and PPG2 state that the reuse of rural
buildings are capable of being an appropriate form of development in the
Green Belt, subject to other policies in the Plan. Policy RD8 and PPS7 also
states that the diversification into non-agricultural activities is vital to the
continuing viability of many farm enterprises. It also states that authorities
should be supportive of well-conceived farm diversification schemes for
business purposes that contribute to sustainable development objectives and
help to sustain the agricultural the agricultural enterprise, and are consistent
in their scale with their rural location.

It is considered that the proposal would not comply with Green Belt Policy in
that it would not comply with the criteria of Policy RD7 and that the proposal
would materially detract from the openness and visual amenities of the Green
Belt.

2.Reuse/Adaptation of Rural Buildings

The officers are concerned over the likely impact of such a proposal on the
rural character and appearance of the area. In relation to Policy RD7,
although the proposal could be argued to comply with criteria (a) and (b), the
officers are not convinced that the proposal would comply with criteria (c), (d)
and (f) of the policy.

In relation to Policy RD7, the officers’ assessment is as follows:

(@) The building is capable of retention/reuse without substantial
reconstruction or enlargement and the proposed use would not detract from
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the appearance or character of the existing building. However, the applicant
has made reference to the possible erection of marquees on the south side
and therefore it could be argued that the use would not be compliant in this
case;

(b) The building to be retained is in keeping with its surroundings and does
not detract from the character or appearance of the area by reason of its form,
bulk or general design;

(c) The proposed development will introduce an activity which will adversely
affect the character or amenities of the area. As indicated above, the proposal
would introduce an additional commercial use on the site and it is considered
that the overall scale and impact of these uses would detract from the area;
(d) The proposed development will be materially detrimental to the amenities
of nearby residential properties, by reason of noise and disturbance late into
the evening. The officers are not convinced that, notwithstanding the various
conditions laid down in the Premises Licence, such a proposal would not
cause harm to amenity;

(e) The proposal would not be on such a scale as to prejudice the vitality of a
nearby town or village;

(f) The amount of traffic likely to be generated would cause harm to the
environmental character of country roads. This would be through the amount
of traffic that would be generated at an event, not only from customers but
also from catering staff and other support staff;

(g) Satisfactory access into the site can be achieved.

In addition, the policy text states that such proposals will be expected to be
capable of satisfactory and complete implementation within the footprint and
mass of the original building and that any associated uses of land adjoining
the building will be carefully scrutinised and resisted if they conflict with the
purposes of the Green Belt or detract from its openness. In the officers view,
the erection of any marquee, even for a temporary period, any outside activity
and car parking would impact upon the openness of the Green Belt and
therefore conflict with this guidance.

3.Diversification

The applicant has stated that the proposal is part of a diversification of the
farm and that it would provide additional financial support. However, the
officers have not been made aware of any significant farming activity at the
site and it is understood that any remaining relatively small acreage of
farmland left has resulted from the fragmentation of the larger holding a few
years ago. No farm diversification plan has been submitted as part of the
application and would therefore fail to comply with Policy RD8 of the Local
Plan.

Therefore, although the officers are aware of planning policies and
government guidance on this issue, no information has been submitted which
demonstrates how the proposal would help to sustain any agricultural
enterprise at the site.
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In addition, it is considered that the proposal would result in inappropriate
development and cause harm to the openness and visual amenities of the
Green Belt. It is not considered that very special circumstances have been
demonstrated to set aside this policy conflict.

4.Landscape Character of the AGLV

The site is located within the designated AGLV. Policies state that strong
protection will be given to ensure the conservation and enhancement of the
landscape character. It is not considered that such a proposal would achieve
this policy objective.

The various uses proposed would be significant in their number and
frequency and would add to the cumulative impact of commercial uses on the
site to an unacceptable degree. The activities associated with such a use
would be clearly evident from the Hambledon Road, to users of the Public
Right of Way and to nearby residential occupiers. Such a use is likely to be
heavily reliant on the use of the private car, notwithstanding a proposed traffic
management plan, and it is noted that cars are likely to be parked around
several areas of the site. In addition, it is proposed that one of the fields would
be used as an overspill car park. The visual impact of all the car parking
would, in the officers’ view, be significant and would be clearly noticeable in
views from the road and public right of way.

The proposal would therefore fail to conserve or enhance the character of the
landscape, contrary to Policy C3 of the Local Plan and Policy C4 of the South
East Plan.

5.Traffic and Car parking

Use would be made of the existing main vehicular access to the site. This
access was provided in 1997 in order to provide improved vehicular access to
the site and the proposed office use at that time.

The County Highway Authority had raised objection to the original application.
The access/traffic objection has now been withdrawn following the additional
traffic survey information submitted in November 2009.

The applicant has demonstrated that the required visibility at the access road
junction is commensurate with the speed of traffic along Hambledon Road.

However, the Highway Authority has continued to raise objection on grounds
of the unsustainable location of the site and that the proposal would lead to a
car reliant form of travel. They also state that the proposal would result in a
further intensification in activity over and above the changes of use granted
for the offices in 1997 and the recent Certificate of Lawfulness for the
industrial use of part of the bulding.

EASTERN PLANNING COMMITTEE



6.Sustainability of Location
One of the main issues centres on the sustainability of the proposal.

Clock Barn Farm is situated in an area that is not served well by public
transport. It is understood that Hambledon Road is served by one bus that
passes twice per day and Milford Station is located some 1.5 miles away.

The officers have noted Government guidance on economic development in
rural areas, the reuse of rural buildings and that PPS4 supports small-scale
developments and that authorities should recognise that a site may be an
acceptable location for development even though it may not be readily
accessible by public transport.

The officers consider that, notwithstanding this latest government advice,
there are concerns over the number and scale of activities proposed and their
impact.

In order to overcome concerns in relation to traffic, it is proposed to implement
a traffic management plan, the details of which are set out in the submission.
In the officer's view, although there may be encouragement for customers to
take up these incentives, such as car sharing and the use of taxis, this could
not be enforced and there would be no control as to how customers would
reach the venue on any particular event day. Although it is acknowledged
there would be some car sharing and that some customers would use taxis,
there would be a significant reliance on the use of the car.

It is therefore concluded that the proposal would not comply with the
sustainable policy objectives of the Development Plan and Government
Guidance.

7.Residential Amenity

Another main issue is in relation to noise and disturbance from the venue. It is
proposed to reduce the number and frequency of events and in particular that
any weddings would be take place on Saturdays only, ending at 12.30am,
with the odd function or seminar during the week. It is also noted that certain
modifications have and can be made to the building in order to limit any noise
and that the applicant has produced some noise information in respect of a
recent event at the venue. However, the officers are not convinced that the
various measures proposed would limit noise levels to acceptable levels and
that there has been no independent noise assessment taken of the proposal
and its likely effect on the amenities of the area.

The Borough Environmental Health Officer has reported that the site is
located in a rural area, that there are residential properties nearby and that
background noise levels within the area at night are low. The Officer had
recommended a number of management controls to the applicant in order to
control noise and the applicant has agreed to those conditions. These
conditions include restrictions on the hours of use (to reflect those limitations
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set out in the Premises Licence), the number of event bookings a year to 24
(rather than a previous recommendation for a lyear temporary permission),
no fireworks, no outside music in marquees and no external lighting without
prior permission. In addition, they have indicated that if the doors and
windows are closed, the noise can be controlled.

Notwithstanding these suggested controls, officers consider that there is the
potential for unacceptable levels of noise and activity on and around the site.

In the submission, reference is made to the possible use of marquees and
that the activities within the marquee and other areas outside the main
building only add to the impact of the proposal.

In addition, there can be no guarantee that there would be no noise escape
from the building in that doors and windows could be opened on a regular
basis, particularly in the summer months when most events are likely to take
place. Any conditions attempting to control this element are likely to be
unenforceable. The general noise and activity arising from such a use,
particularly with customers arriving and leaving the site, in significant
numbers, would add to the impact of such a proposal. The applicant has
indicated that wedding events would not end until after midnight, although any
music would be turned off earlier.

The officers are aware that there have been complaints in respect of the use
of the venue for weddings and functions.

The proposal is therefore likely to cause material harm to the residential
amenities of the area, contrary to Policies D1, D4 and RD7(c) and (d) of the
Local Plan and Policy CC6 of the South East Plan.

Conclusion

The application relates to the reuse of a building in the countryside. It is noted
that the application is retrospective and that there are other commercial uses
on the site.

The site is located within a rural location within the Green Belt and AGLV.
Although there is general policy support for proposals that benefit the local
and rural economy, the impacts of any new use need to be acceptable in
environmental terms.

The officers express concern on a number of issues. Particularly, in relation to
the impact of the proposal upon the openness and visual amenities of the
Green Belt, the landscape character and appearance of the area, residential
amenity and the unsustainable location of the site. It is also noted that the
Highway Authority has raised objection on sustainability grounds.

The harm caused to the Green Belt and local environment are therefore
considered to outweigh any economic benefits that may result from the
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proposal. It will be for members to consider and balance the various planning
considerations.

The recommendation is that permission be refused.

Recommendation

That permission be REFUSED for the following reasons:

1.

Reason

The proposal conflicts with national, strategic and local planning policy
advice regarding Green Belts set out in Policy C1 of the Waverley
Borough Local Plan 2002 and Policy SP5 of the South East Plan 2009.
There is a general presumption against inappropriate development or
development which adversely affects the openness and visual
amenities of the Green Belt. The proposed development does not
comply with the requirement of those policies.

Reason

The site lies within an Area of Great Landscape Value within which the
landscape character is to be conserved and enhanced. The proposal
is inconsistent with this aim and conflicts with national, strategic and
local policies set out in Policy C3 of the Waverley Borough Local Plan
2002 and Policy C4 of the South East Plan 2009.

Reason

The site is in an unsustainable rural location where there is no
practical public transport option and where there are no footways and
street lighting to the application site. This will lead to a car reliant form
of travel contrary to the objectives of PPG4 (Planning for Sustainable
Economic Growth), PPG13 (Transport), Policy M1 of the Waverley
Borough Local Plan 2002, and Policies SP3, CC2, CC7 and T1 of the
South East Plan 2009.

Reason

The Council considers the proposal would fail to complty with policies
and guidance on the reuse/adaptation of buildings in the countryside. It
is considered that the use would not be capable of satisfactory and
complete implementation within the building and that the associated
uses outside the building would detract from the openness and visual
amenities of the Green Belt and Area of Great Landscape Value. The
proposal would introduce an activity which would adversely affect the
rural character and appearance of the area; would be materially
detrimental to the amenities of occupiers of nearby residential
propertes through noise and activity at unsocial hours; and that the
amount of traffic likely to be generated would cause significant harm to
the environmental character of country lanes. The proposal would
therefore fail Policies RD7, D1 and D4 of the Waverley Borough Local
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Plan 2002, Policy CC6 of the South East Plan 2009 and PPG2 Green
Belts and PPS7 Sustainable Development in Rural Areas.

Reason

The Council recognises that diversification into non-agricultural
activities is important to the continuing viability of many farming
enterprises and are supportive of well conceived farm diversification
schemes for business purposes where they contribute to sustainable
development objectives. However, the application is not accompanied
by a Farm Diversification Plan and it is not considered that the
proposal, by reason of the scale and nature of use proposed, would
contribute to sustainability development objectives. In addition, the
Council does not consider that any wider benefits of the proposal
outweigh the harm to the Green Belt and the landscape character of
the area, contrary to Policy RD8 of the Waverley Borough Local Plan
2002, Policy EC12 of PPS4 Planning for Sustainable Growth and the
guidance set out in PPS7 Sustainable Development in Rural Areas.
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