
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2004/0567/P

	Development Proposed:
	CONVERSION OF TREBLE GARAGE INTO HOLIDAY COTTAGE AT THE MANOR HOUSE, TWISTON, CLITHEROE

	CONSULTATIONS: Parish/Town Council

	Parish  Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No objections to the proposed development from a highway aspect but note the applicant has indicated replacing the garage forecourts with a grassed area.

The forecourt area is considered to form part of the adopted highway and any works must be carried out with the approval and consent of the Area Surveyor at Whalley.

Please impose the following two conditions and the following note on any consent granted.

Environment Agency – The Agency requests that any permission granted includes a condition in respect of a scheme for the disposal of foul and surface waters, and supplementary informatives in respect of contamination of controlled waters and state of repair of the existing foul drainage system.



	CONSULTATIONS: Nearby Residents

	One letter of objection received from the residents of Manor Barn, Twiston which makes the following points.

Point 1 – Relates to what is virtually a new build since the quoins have to be replaced, a new wall to replace the three garage doors in the frontage, and an entire new upper floor and roof, added together with an extension at the rear.  If, as suggested, it has become redundant as a garage, it should be demolished as it is artificial to suggest that it is a conversion.

Point 2 – The treble garage adjoins Manor Barn (10m from it).  Part of the building is up to the boundary between the two properties.  Moreover, as the garages are 5m nearer to the road, the windows on the north east elevation will overlook our property and permit people to see into our rooms thereby depriving us of privacy.  The change in occupiers on a weekly basis could give rise to security concerns in relation to our property.  The proposed cottage would be screened from the Manor House and the owners need  have no such concerns.

Point 3 – Noise from vehicles will become a nuisance as the proposed provision for parking is only approximately 8m from our house (ground floor kitchen, first floor two children’s study/bedrooms).  Arrivals early morning and late at night – intrusive.  Could be reduced by siting the parking on the opposite side of the driveway but this would mean the vehicles could be seen from the Manor House.

Point 4 –Three bedrooms – possibility of three couples, three vehicles, which would result in one vehicle being parked on the verge.  Friends visiting the holiday makers would also be forced to park on the verge.  At present walkers in the area park on the verge and this can cause difficulty given the narrowness of the lane and this position will be further aggravated if vehicles visiting the proposed cottage also park on the verge.  

Point 5 – In relation to the two planning applications, all employees in common with visitors to the proposed development, by reason of the lack of public transport will be compelled to use private vehicles which will significantly increase the amount of traffic using what is a very narrow country lane with many bends. (Long stretches where not possible for two vehicles to pass in opposite directions.  

Point 6 – Owners have not mentioned applications.  Only learned of the applications on the 30 June 2004 on receipt of your three letters dated 28 June 2004.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings.

Lancashire Structure Plan Policy 22a

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



	POLICY REASONS FOR REFUSAL:

	Policy RT3 - Conversion of Buildings to Tourism Related Uses, Policy ENV1 - Area of Outstanding Natural Beauty, Policy ENV19 - Listed Buildings and Lancashire Structure Plan Policy 22a.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The Manor House Twiston is a Grade II Listed building (house) of 1719.  The List description and evidence on the ground suggests its main façade was its south east elevation.  The planning record and evidence on the ground suggests it historic access was not as existing but was from an access road adjoining Manor Barn.

Adjoining the present drive entrance and immediately adjacent the highway is a single storey, triple garage the subject of this application.  The applicant has previously produced historic photos showing taller residential buildings in this location (and suggests it was reduced to its existing level in 1963).  

In my opinion the principle of conversion of this building for holiday let use is acceptable and was the subject of pre application discussions with the applicant.  However, the works proposed are far more than a conversion and include an additional storey and rear extension.  The proposal would significantly alter the nature of Twiston hamlet.

It would also compromise the setting of the Listed building because of the restriction on the appreciation of the relationship between Manor House and Manor Barn (presumably historically related?);  18th Century date stone above door.

I am mindful of the justification (see letters) provided by the applicants which includes the wish to operate the holiday let as their part time occupation, or to possibly provide part time employment to others.  However, in my opinion these factors do not outweigh the harm to the character of the Forest of Bowland Area of Outstanding Natural Beauty or to the setting of the Listed building.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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