
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/MN

	Application No: 
	3/2006/0053/P

	Development Proposed:
	Resubmitted scheme for the conversion of a barn to a two bedroom holiday cottage and access improvements incorporating a single storey lean-to extension at Height Horton Green Farm, Knott Lane, Horton-in-Craven

	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) - No observations received.

County Archaeologist – No comments received.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



	POLICY REASONS FOR REFUSAL:

	G1, ENV3, RT3 – Extension to detriment of character of building and visual amenity.



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

	This is a resubmission of a previously approved barn conversion scheme but now incorporating a single storey lean-to extension on the northern elevation.  Approximate overall dimensions of the works are 4.3m x 2.3m x 3.9m in height being constructed of stone under a slate roof.  The reasons given for this revision are the safety benefits derived from having two external doors in the event of fire and the impracticality of having a small kitchen.  The applicant’s agent also states there is evidence remaining on the north elevation which indicates that there has at one time been a lean-to against this wall albeit at a higher level and extending across the full length of the wall.

The scheme is for conversion to holiday let and it must be accepted that in such circumstances any occupant should not expect the same space standards as if they were in their own dwelling.  As approved the building will provide two bedrooms and bathroom at first floor with hall, lounge and kitchen at ground floor with the extension shown here enabling the latter to be formed into a kitchen/dining area.  The building occupies a relatively prominent hillside location and is isolated and, in my opinion, an addition such as that shown here would detract from the simplicity of the existing structure.  In response to the applicant’s claim about a previous structure on this elevation, there is no longer any built form evident and of greater relevance is the site and its surrounding as they currently exist.  It is an isolated hilltop barn and the works shown would add complexity and lead to the loss of character.  For these reasons the scheme should be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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