
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: PH/CMS

	Application No: 
	3/2004/1172/P

	Development Proposed:
	CONVERSION OF BARN TO TWO BEDROOM HOLIDAY COTTAGE.  (RESUBMISSION)  AT HEIGHT HORTON GREEN FARM, KNOTT LANE, HORTON-IN-CRAVEN, SKIPTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – In the absence of a full survey and long section along the visibility splay line, the full effect cannot be determined.  Loss of more trees than indicated does appear likely.  The relocation of the access may be required to achieve the necessary sightlines.

Environment Directorate (Archaeology) – A scheme of recording and investigations would be required.

Environment Agency - No objections raised, conditions suggested.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy H12 - Curtilage Extensions.

Policy H17 - Building Conversions - Design Matters.

Policy ENV3 - Development in Open Countryside.



	POLICY REASONS FOR REFUSAL:

	The plans submitted are inadequate to demonstrate that the elements associated with the building, namely garden areas, parking and access, can be achieved without detriment to the character and appearance of the locality.  Furthermore, the safety of the proposed access and the adequacy of sightlines has not been established.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The proposal is to convert an isolated stone barn to form a unit of holiday accommodation.  In principle, such conversion is in accord with Policy RT3.  The criteria to that Policy are satisfied, except in respect of criterion ii which requires that the impact of the additional elements required for the proper operation of the building will not harm the appearance or function of the area.  In this case, the creation of hedges and/or walls to enclose the long driveway, as well as the gardens and parking area proposed, will have an impact on the character of the area.  Alternative approaches might satisfactorily resolve this issue, although the opportunity to do so has not been taken at this time.

Also, criterion iii requires the access to be of safe standard without having a detrimental appearance on the area.  The plans submitted are such that neither the County Surveyor nor I can be satisfied that this can be achieved by the application in its present form.

In conclusion the actual conversion of the building itself is acceptable both in principle and in detail.  If this scheme did not have visual impacts associated with the gardens, parking and access, and demonstrated a safe egress, the proposal could be recommended for approval.  At present, however, the proposal is unsatisfactory.



	RECOMMENDATION: That permission be refused.
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