Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0105/P

	Development Proposed:
	Conversion of former agricultural building into a holiday cottage at Boococks Barn, Knotts Lane, Tosside, Skipton, Yorkshire, BD23 4SJ.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environmental Health – It is requested that consideration be given to the wholesomeness of the private water supply serving the proposed development. A water sample should be submitted by the applicant to show compliance with the current Private Water Supply Regulations 1991.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

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 20 – Lancashire Landscapes – Joint Lancashire Structure Plan 2001 - 2016.



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

	This application details the conversion of a stone barn to a holiday let, on land within the Area of Outstanding Natural Beauty. Boococks Barn is situated between Bolton-by-Bowland and Tosside, approx. 1.6 miles to the south of Tosside. The barn is accessed via an existing farm track measuring some 140m in length, constructed in a mixture of crushed stone and grass. The barn is of random stone construction and currently has a slate tiled roof.  Attached to the west elevation is an existing steel framed lean-to structure. Following discussions with the agent, the actual curtilage of the holiday let itself has defined as being within the submitted red edge plan, and will be separated from the surrounding countryside by both the existing stone wall that remains on site to the east of the barn, and by a new retaining wall to the west and north of the site, that creates an area of parking for the unit.

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 and too many new openings, and with a large, new extension to the west elevation of the barn. Following discussions with the agent, a more sympathetic approach has been adopted. As such, now that;
· The proposed extension to the barn has been reduced to something of a more acceptable and subservient size and design,

· The number of new window openings have been reduced,

· The size and shape of the window openings have been reduced to match those existing, 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, the minimised curtilage area now shown on the amended plan dated the 27th of April 2008 and the reduction in the additional extension, it is considered that the proposed change in use and the external alterations to the building, 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.

As such, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal has no significant detrimental impact on residential amenity, highway safety or visual impact.



	RECOMMENDATION: That conditional planning permission be granted with conditions.


DATE INSPECTED: 18/03/2008














