Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/MN

	Application No: 
	3/2005/0024/P

	Development Proposed:
	Extension of cottage, conversion of redundant barn to form two holiday units at Moor Nook Farm, Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommend approval.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to the imposition of conditions.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought to convert a “cottage” and adjoining barn into two holiday let units.  The buildings are situated to the immediate south of Clitheroe Road with an existing access having been closed up with formation of an improved access to its west.  The improved access leads around to the original farmhouse and would serve this development.  In terms of physical alterations to the building, the scheme utilises all existing openings and does propose some additional windows, but these would not, in my opinion, prove harmful to the character of the building.  I am mindful that the plans denote a relatively large garden area for these units with two parking spaces per unit and consideration needs to be given to the visual impact of these works.  The landform is such that the road is set at a higher level than the buildings and the existing hedgerow would screen immediate views.  There is a large agricultural building which will be removed and thus, in terms of impact on the skyline, this proposal would actually enhance he area.  I, therefore, recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














