
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2004/0639/P

	Development Proposed:
	CHANGE OF USE OF BARN TO FORM TWO HOLIDAY LETS, LIVING ACCOMMODATION AND USE OF TWO BEDROOMS FOR BED AND BREAKFAST (RESUBMISSION) AT WATERY GATE FARM, BLEASDALE, CHIPPING

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed site plan has the same implications as that detailed on 3/03/0752 and therefore my observations dated 22 September 2003 are still relevant to this application. 

Rural Estates Manager – The agricultural requirements of this unit do not require two key workers to be on hand at most times.

Environment Agency – No objections subject to technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H4 - Occupancy Conditions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy SPG – “Housing”.

Alteration 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy SPG - Agricultural Dwellings - Siting, Size and Design.

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

Policy 12 – Emerging Lancashire Structure Plan.



	

	

	

	POLICY REASONS FOR REFUSAL:

	Policies G5 and H2; Interim SPG; Alteration 10 of Ribble Valley Districtwide Local Plan Alterations Review and Policy 12 Emerging Lancashire Structure Plan – Unjustified dwelling adding to housing oversupply.

Policies G1, ENV1 and H17 and Policy 1 Lancashire Structure  Visual Impact of Works of Conversion and Creation of Curtilage.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application is a resubmission of 3/03/0752/P which was refused under delegated powers on 1 October 2003 on the grounds of over supply and the visual impact of the works involved.  The scheme still seeks consent for two holiday lets and living accommodation with two bedrooms in the latter used for bed and breakfast purposes.  The difference being that an agricultural appraisal has been submitted as part of this scheme for the latter to be judged as a agricultural worker’s dwelling.  However, the report of the Rural Estates Manager makes clear that he does not consider there to be a need for two workers to be on hand at most times.  Therefore, in respect of the actual principle of that part of the development, I must concur with the findings of the previous application that approval would add to the existing over supply of housing within the Borough.  

In terms of the visual impact of the works the proposed curtilage area has been reduced in size in an attempt to address one of the previous reasons for refusal, although there is still a gateway leading into the adjacent field.  However, this would still have a prominent impact when viewed from the right of way which runs down the field boundary.  Again, as part of the previous submission, concern was expressed about the details of design of the actual conversion – in particular the number of first floor openings.  Nothing has been done to address this issue and therefore I must reach the same recommendation as previously, ie whilst the holiday let part of the scheme would appear to accord with plan policy in principle, it is the formation of an additional residential unit on site that runs counter to established planning policies.  



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 8 SEPT 04





TELEPHONE CLLRS:  YES / NO


DATE:














