Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0441/P

	Development Proposed:
	Conversion of existing outbuildings to holiday cottage at Bonny Blacks Farm, Howgill Lane, Rimington 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy ENV3 - Development in Open Countryside.



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

	This application details the proposed conversion of an outbuilding to holiday cottage at Bonny Blacks Farm which is situated down a single width track to the east of the A682 within land designated open countryside.  

The outbuilding is presently vacant in terms of usage and is of predominantly of brick construction with a stone frontage to the lane.  It is ‘U’ shaped with an internal courtyard, part of which is cobbled part with concrete surface.  To the opposite side of the courtyard is an existing holiday let again of brick construction.  The overall site comprises a main house, large agricultural type building and two existing holiday cottages with the building subject of this application set between the aforementioned holiday let and a smaller building used in connection with the applicant’s furniture business.

In terms of the principle of development I am satisfied that the conversion of this building accords with Policy RT3.  In design terms the scheme utilises existing openings and only shows alterations to a minimal number of these.  In terms of the internal courtyard area the cobbled area is to remain, with that that is presently concrete surfaced being turned into a grassed area.  Thus, in design terms the scheme would not significantly affect the appearance of the structure.  I am mindful that the building is of predominantly brick construction but consider it is a building of merit with intrinsic interest.  In terms of amenity, there is a house set to the front of the barn and the glazing of an existing doorway will afford views across their front garden area.  However, given the boundary treatment to that curtilage area and that the property is within the blue edge of the application I consider the relationship to be satisfactory and, on balance, consider no significant detriment will be caused to the amenities of residents of that property.

Therefore, for the above reasons I consider the scheme to accord with policy and 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: 29 July 2010














