Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2008/0104/P

	Development Proposed:
	Demolition of a range of modern agricultural buildings and the erection of five holiday cottages in three separate stone built buildings and a storage building in the formation of parking and turning areas at Brotherton Barn, Bay Gate, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council – We are concerned that they remain as holiday cottages for the foreseeable future.  Also a possible increase in traffic.  We also feel that the property is to be built of local random stone to complement surrounding buildings.  We feel too that seven cottages is excessive and would prefer five, otherwise no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Have concerns about the original proposal for seven units but, following the completion of a traffic survey, has no objections to five units subject to the provision of an appropriate visibility splay of 2.4m x 90m.

Environmental Health Officer – No objection subject to a desktop study to assess the risk of potential on-site contamination and ground gasses.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.



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

	The application site presently comprises a range of old and unattractive agricultural buildings which are used by the applicant for the servicing of a range of agricultural and non-agricultural vehicles and machinery from the surrounding area.  It is proposed to demolish these buildings and replace them with five holiday cottages (originally submitted as seven cottages) of natural stone construction with natural slate roofs.  These comprise a five bedroomed detached unit, two no 4 bedroom units as a semi-detached pair, and another semi-detached pair comprising a two bedroomed unit and a three bedroomed unit.  The buildings are to be arranged around the central parking area; and a detached bin and general storage building is also proposed.  The buildings would have a smaller combined footprint than those which they would replace.

As replacements for existing unattractive buildings, and with no objections expressed by the County Surveyor to the scheme of five units, the proposal satisfies the general development control requirements of Policy G1 of the Local Plan.

The design, materials, scale, mass and landscaping of the proposed development would, in my opinion, enhance and conserve the appearance of the AONB when the unattractive nature of the existing buildings is taken into account.  The proposal would result in economic benefits to the locality.  I therefore consider that the proposals satisfies the requirements of Policy ENV1 of the Local Plan.

The proposal also satisfies the requirements of Policy RT1.  One of the requirements of that Policy is that: “the proposal must be physically well related to an existing main settlement or village or to an existing group of buildings”.  The proposed development has relationship to an existing hamlet within a rural area and it is not development on verging agricultural land as it is proposed that the buildings will replace a range of existing redundant agricultural buildings.

The other requirements of Policy RT1 relate to highway considerations, high standard of design, not undermining the character of the area etc.  I consider that these considerations are also satisfied.

Concern was expressed to the applicant’s agent about the viability of the proposal and the fear of a desire in the future for the units to be used as dwellings.  The agents responded to these concerns as follows:

“This is a matter that is dealt with by condition and, in the event that our client sought to vary the use of the buildings in the future, there are probably a number of appeal decisions which indicate quite clearly that any change of use away from a holiday cottage accommodation use is likely to be strongly resisted and unsuccessful.  With regard to the viability of the proposal, it is this that has largely driven the scale of the development as it will enable our clients to provide a range of sizes of accommodation so as to appeal to as wide an audience as possible to provide high occupancy levels.  It will also offer them a scale of development which will support a well designed and up to date website and provide a permanent salary for the family to cover the maintenance of the properties, the work associated with changes of visitors at the properties and also taking bookings etc.”

Overall, subject to appropriate conditions, I consider that this proposal would enhance the appearance of the locality.  No objections have been received from nearby residents, and the Parish Council have expressed support for the development of five units.  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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 4 JULY 2008














