Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: PH/JS

	Application No: 
	3/2005/0565/P

	Development Proposed:
	Conversion of barn to two bedroomed holiday cottage and access improvements 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) – Subject to sightlines being achieved, requires conditions to require construction.

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

Environment Agency - No objections raised subject to 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.



	COMMENTS/ENVIRONMENTAL/AONB/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 on this resubmission, my previous concerns in respect of criterion 2 have been overcome and I am satisfied 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. 

The long driveway, the gardens and the parking area proposed have been treated more sensitively and their impact is thereby reduced, subject to details which can be required by conditions.

Also, criterion 3 requires the access to be of safe standard without having a detrimental appearance on the area.  The plans submitted are such that the County Surveyor is finally satisfied that the access would be of a safe standard.  However, the details now show that two mature trees will be lost and a third put at serious risk. 

As submitted, the scheme does not propose replacement trees, but I consider this necessary to minimise the detrimental effect on the area.  Again, this is to be controlled by conditions.

In conclusion, the conversion itself is acceptable both in principle and in detail.  The visual impact of gardens, parking and access are now reduced – subject to the submission of certain details required by conditions – and highway safety issues have been resolved.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














