Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0440/P

	Development Proposed:
	Proposed construction of 3 no. holiday lets and garage conversion for ancillary use at Skirden Hall Barn, Tosside Road, Tosside, N. Yorks, BD23 4SX.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections on highway safety grounds.


	CONSULTATIONS: Additional Representations.

	No additional representations have been received however the Agent has attached two letters from the nearby neighbours who state they have no objections to the scheme.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy RT1 – General Recreation and Tourism Policy.



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

	Skirden Hall Barn is situated approx. 400m from the village boundary of Tosside, within the Forest of Bowland A.O.N.B. The site is approx. 4 miles north east of Slaidburn, and approx. 4 miles south west of Long Preston (Yorkshire Dales). This application details the proposed erection of three, single storey, new-build holiday lets on an existing area of garden to the side of the property, and the part-conversion of an existing garage building to provide a laundry area, gym, equipment store and additional changing facilities. The scheme also includes the creation of parking areas and landscaped recreation areas. The site in question can be accessed via an existing track to the three properties near the application site, which measures some 125m in length. Skirden Hall Barn was converted approx. 20 years ago, and is of random stone construction with a slate tiled roof. The proposed holiday chalets will be constructed from materials to match. 

The main issues with this application relate to the principle of development, the potential visual impact of the new-build development within the A.O.N.B., any potential impact on the amenity of the occupiers of the neighbouring properties and any potential impact on highway safety.

With regards to the principle of the development, having read the information provided with the Design and Access Statement and having assessed the scheme in regards to Policy RT1, I am satisfied that the principle of the scheme is acceptable. The applicant has thought hard about the development as a whole and the potential economics of the scheme. Whilst it is relatively isolated in respect of main settlements, it is well–related to an existing group of buildings, and is within driving distance of amenities, but also accessible by public transport. In addition, given the location of the scheme close to Gisburn Forest, Stocks Reservoir and indeed the Yorkshire Dales, the facilities provided by the applicant by this development will appeal to a varied clientele who wish to visit the Ribble Valley.

In respect of the visual impact on the A.O.N.B. in relation to the new-build holiday cottages, I am mindful that the site itself already comprises built form, albeit in the shape of a large agricultural building as well as the other nearby properties. The new chalets are positioned between the existing garage and the agricultural building, and due to the difference in land levels and proposed height of the chalets, they will appear subservient to the existing built form, and therefore minimising the visual impact. The design of the chalets proposed are considered sympathetic to the surrounding residential buildings by virtue of their materials, scale and the minimal number of openings. The scheme also includes the introduction of a recreational area for use by the chalets, however given its location adjacent to the chalets, they are not considered to have any undue impact on the visual amenity of the area. As such, the scheme is considered to sit well within the site, and will have no significant visual impact on the surrounding area.

With regards to the proposed conversion of the garage, the scheme still retains sufficient space for the occupier of Skirden Hall Barn to store a vehicle and other equipment associated with a residential property. In addition, the owner of the property could also use the facilities proposed internally, and as such the proposal is not considered to have any undue impact visually or indeed on the residential amenity of the nearby neighbours.

In respect of the potential impact on the amenity of the occupiers of the nearby properties, the site is 25m away and separated from the above properties by Skirden Hall Barn itself, which is considered to be acceptable In addition, the increase in traffic to the site is not considered to be significant enough to detrimentally affect the amenity of these properties, or indeed the property adjacent to the site entrance. Indeed, in regards to any potential impact on highway safety, the Traffic and Development Engineer notes that the access from Wigglesworth Road is of a reasonable standard and secures adequate visibility splays in both directions.

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: 02/07/2009














