
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2004/0486/P

	Development Proposed:
	Conversion of barn to workshop with ancillary living accommodation at Butcher’s Laithe, Knotts Lane, Tosside

	CONSULTATIONS: Parish/Town Council

	Parish  Council – Object for the following reasons:

1.   Purpose of workshop – no indication of its use.

2.   South east view – large area of glazing by entrance not considered to be typical of the area

3.   Stairway in living accommodation to be adequately protected from working area. 

4.   Mains water?



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I have previously raised no objection to the principle of residential development of this barn and consider the request for an additional parking bay, Ref 3/00/0294, still to be relevant.  You may also wish to refer to the commercial development proposal at Springside just south of this site and seek to control the scale of commercial activity at the site.

County Archaeologist – No objection subject to imposition of conditions.

Environment Agency - No objections subject to imposition of conditions.



	CONSULTATIONS: Nearby Residents

	

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H15 - Building Conversions - Location.

Policy H17 - Building Conversions - Design Matters.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG  - “Housing”

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".

Policy 12 – Emerging Structure Plan

Alteration 10 – Districtwide Local Plan Alterations Review



	POLICY REASONS FOR REFUSAL:

	Interim SPG and Alterations Review – inappropriate and unjustified split of residential/business floor space.

Interim SPG and Policy 12 of Emerging Structure Plan – unjustified residential development contributing to housing oversupply.

ENV1, H15 and H17 Districtwide Local Plan and Policy 1 Lancashire Structure Plan – visual impact of the works of conversion and creation of curtilage.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application details the conversion of an isolated barn to workshop and dwelling.  The building is set approximately 120m to the west of Knotts Lane alongside a single width track which then leads to Far Knotts some 240m to the northwest.  The property is within the Area of Outstanding Natural Beauty and therefore there is the need to ensure that any development permitted conserves, contributes to and enhances the visual qualities of the area.  This proposal details workshop space on the ground floor except for in a lean-to extension which will house a lounge and kitchen with the remainder of the living accommodation on the first floor.  Approximate dimensions of the extension are 4m x 6.4m x 4.45m in height with it to be constructed of stone under a slate roof.  In design terms the scheme does denote modest new openings in the existing building which, in themselves, would not, I consider, significantly harm its character but the extension does, I believe look somewhat out of keeping.  The plans also denote the formation of a quite extensive curtilage.  Presently the barn forms part of the boundary to a field to its west with stone walls running into its north and south gables, with an area to its southeast towards the access track being relatively enclosed by another stone wall.  However, it is proposed to extend the curtilage into the field to the northwest and take in all the land to the access track which would, I consider, be to the visual detriment of the area.  

The above matters aside, the key consideration is compliance with the approved Interim SPG on Housing and the alterations review of the Districtwide Local Plan.  These contain policies specific to hybrid schemes and suggest that the residential element must be clearly subservient to the employment aspect.  In this instance the percentage split is approximately 58/42 with the residential being the higher number.  These documents also require other information to be submitted with any such scheme, namely a design statement, detailed business plan and an indication of the wider economic benefits to the area that would arise if the scheme were to be approved.  None of this information has been submitted in support of the application, the only indication of business use being the proposal description and workshop use annotated on the submitted plan. 

Therefore, having regard to all the above, I am of the opinion that not only is the scheme contrary to the provisions of the Interim SPG on Housing and Alterations Review, approval would be tantamount to allowing an unjustified dwelling in the open countryside adding to the existing housing oversupply.  The scheme must therefore be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED:  7 JULY 04





TELEPHONE CLLRS:  YES / NO


DATE:














