Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0821/P

	Development Proposed:
	CHANGE OF USE OF RURAL BUILDING TO HOLIDAY COTTAGE AND CONSTRUCTION OF GARAGE WOODSTORE AND STABLE BLOCK AT THE OUTBARN, LOUD MYTHAM FARM, LITTLE BOWLAND ROAD, CHIPPING, LANCASHIRE FOR MR G. WELD-BLUNDELL.

	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 objections to the proposed development subject to it complying with your tourism policy.
 
Environmental Health Officer – No objections to this development but would wish to recommend a condition to deal with the handling, storage and disposal of manure from the stables.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy RT16 – Development Involving the Keeping or Riding of Horses.



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

	This application details the conversion of a stone barn to a holiday let and the erection of a stable block, on land within the Area of Outstanding Natural Beauty.  Loud Mytham farm is situated approx. 2 and a half miles to the east of Chipping, with the farmhouse and substantial buildings on the east side of Little Bowland Road and the outbarn on the west side on higher ground, at a distance of some 60m. The barn is accessed via a short, steep concrete track, at the head of which is a large fenced yard surfaced with crushed. The barn is of random stone construction and currently has a fibre cement roof, and up until approx. six months ago was in use as a wine store, and the roller shutter door in the south west elevation and heavy metal personnel doors in the south east elevation reflect the requirements of that use. The proposal seeks to use the stables in conjunction with the self-catering holiday let to enable visitors to either bring their own horses or borrow the owners, thus catering for a different holiday market.

The main issues with this application relate to what affect the proposed change of use and the external/internal alterations may have with regards to its visual impact on the barn, and on the visual impact of the development within an AONB. The original submission showed the barn being converted with a poor design, too many new openings and a detached garage building, however following on site discussions with the agent and applicant, a more sympathetic approach has been adopted. Most importantly the following changes have been made to the proposal;

· The detached garage/wood store has been removed and replaced with a lean-to building with a cat slide roof, matching the style of the existing wooden lean-to buildings on site at present,

· The size and shape of the window openings have been reduced to match those in the farmhouse,

· The number of new window openings have been reduced, and

· The location of the new openings in the elevations of the barn has been randomised.

Bearing in mind the barn in its existing state is not considered to be of any significant architectural merit, the insertion of a moderate number of additional openings and the implementation of relevant conditions, it is considered that the proposal complies with Policies H16, H17 and RT3 as the proposal will not significantly affect the character of the existing barn, nor have any detrimental impact on the location or on the residential amenity of the nearby neighbours.
In terms of the effect on the countryside setting and the affect the proposal may have on the AONB, the building is not prominent from the main road and due to the minimal insertion of windows in the elevations facing towards the road, it is considered that the proposed change in use, the external alterations to the building and the changes in the design of the extension, it is considered that it complies with Policy ENV1 and on the basis of this, I am of the opinion that the works would not prove significantly detrimental to either the original character of the building or the visual amenities of the AONB.

With regards to the stables, Policy RT16 also states “Planning Permission will be granted for development involving the keeping or riding of horses unless it would materially worsen the impact on nearby housing or the landscape in terms of noise, smell or appearance, or traffic generation”. As such, bearing in mind the location of the site on higher ground and away from the road, it is considered that the visual impact of the stable block is minimal and would not be of any significant detriment to the visual amenity of the area.

The County Surveyor has no objections to the proposal.

As such, the application is recommended accordingly.



	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: 16/10/2006














