
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2004/1260/P

	Development Proposed:
	CHANGE OF USE OF PART OF BARN TO FORM A FARM WORKERS DWELLING AND USE OF TWO BEDROOMS FOR BED AND BREAKFAST (RESUBMISSION) AT WATERY GATE FARM, BLEASDALE 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No comments received but no objection in principle expressed previously.

Rural Estates Manager – Is of the opinion that the functional requirements of the unit can be met by the existing dwelling.

County Archaeologist – No objections subject to imposition of conditions.

Environment Agency - No objections subject to imposition of conditions.



	CONSULTATIONS: Nearby Residents

	No comments 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.

Interim 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 & H2, Interim SPG, Alteration 10 Ribble Valley Districtwide Local Plan Alterations Review and Policy 12 emerging Lancashire Structure Plan – unjustified dwelling adding to housing over supply.

Policies G1, ENV1 & H17 and Policy 1 Lancashire Structure Plan – visual impact of works of conversion and creation of curtilage. 



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application resubmits part of the scheme refused previously under 3/04/0639/P.  For considering here is the conversion of a two storey section of barn to form farm workers dwelling and use of two bedrooms for bed and breakfast accommodation.  

In terms of the principle of the development the comments of the Rural Estates Manager are of relevance.   It is clear from his report that in spite of the extra information submitted as part of this application, there is no justification for an additional dwelling at this time.  Therefore, in this respect, I must concur with the findings of the two previous applications that approval would add to the existing over supply of housing within the borough.

In terms of visual impact of the works, the design put forward is the same as previously submitted and refused in part on these grounds.  The creation of the rear curtilage area would have a significant impact given the amount of excavation required, and indeed usage when viewed from the right of way which runs down the field boundary.  Northing has been done to address this.  Again, as part of the two previous refusals, concern has been expressed about the detailed design of the conversion.  There are several new window and door openings proposed which give a domestic appearance to this rural building.  Nothing has been done to address this issue and therefore I must reach the same recommendation as previously. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














