Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2005/1072/P

	Development Proposed:
	CHANGE OF USE AND CONVERSION OF EXISTING GARAGE/STABLES INTO HOLIDAY ACCOMMODATION AT RIVERSIDE BARN, ALSTON LANE, LONGRIDGE

	CONSULTATIONS: Parish/Town Council

	Town Council – Providing that matching materials are used and that conditions are applied to the occupancy, the Council would like to see restrictions as to how many weeks per year the building can be occupied and also a restriction on the length of occupancy at any one time.   Providing that the conditions with regard to occupancy are applied, NO OBJECTION. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – If you are satisfied that the proposed development complies with your conversion policy, I would not wish to raise any highway objections.   However, I do have concerns about the principle of converting a garage into holiday accommodation, this would create a precedent for applications of a similar nature and should a new application be submitted for a replacement garage, how would you prevent this from being similarly converted?



	CONSULTATIONS: Nearby Residents

	One letter has been received which comments on continued development on Alston Lane.  There has been an increase in traffic which has led to an increase in burst water pipes at the side of the road, as heavy traffic has gone on to the verges trying to squeeze past cars and horses and riders.  No objections are raised specifically to this development.  



	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.

Policy 19 – “Tourism” – Joint Lancashire Structure Plan.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for the conversion of a detached stone building adjacent to Riverside Barn into holiday accommodation.  The maximum floor area of the building to be converted is 14.7m x 6.5m.  The new accommodation provided would comprise of kitchen, living room, dining room, hall, utility and bedroom at ground floor level with a second bedroom at first floor level.  In my opinion, the proposal complies with the requirements of Local Plan Policy RT3 including the need not to cause unacceptable disturbance to neighbours and for the design to be of a high standard.  The conversion utilises existing window and door openings and minimal external alterations are required.  The building is situated a sufficient distance away from neighbouring properties, the nearest of which is over 30m away.  Whilst the County Surveyor has raised concerns about the principle of converting a garage into holiday accommodation and the precedent that this would set, he does not raise objections to the scheme.  

Therefore, subject to appropriate conditions, a positive recommendation is considered appropriate.



	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: 26 January 2006














