Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0960/P

	Development Proposed:
	Application to remove condition number 3 of planning permission 3/2004/0653/P to allow the holiday cottage known as Beacon Cottage to be used as a permanent residential dwelling at Beacon Cottage, Carr Lane, Balderstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H23 - Removal of Holiday Let Conditions.



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

	The applicant states on the submitted forms that he has tried for the last three years to rent the holiday cottage through Hoseasons Holidays, but it has not proven to be profitable. He therefore now seeks to remove the holiday let condition to allow occupation of the property as a dwelling.

Planning permission was originally granted for the erection of a pair of holiday cottages on the footprint of a derelict barn in August 2003 (3/2003/0505/P).  Planning permission was then granted in November 2004 for basically the same development, but with an amended design (3/2004/0653/P).  It is this second planning permission that was implemented.

At the time of consideration of the applications, the erection of permanent dwellings in this location would have been contrary to the Local Plan Policies that were applicable at that time.

The construction of the holiday lets with the restricted occupancy condition, however, was considered to be in accordance with Policy RT1 of the Local Plan that is generally supportive of proposals that extend the range of tourism and visitor facilities in the Borough subject, of course, to other detailed considerations.  The proposed holiday lets were considered to be acceptable, particularly because they would be within the group of buildings that also includes the Pewter House Farm complex and the barn conversion dwelling on the opposite side of the lane from the site.

What we presently therefore have is an established built development with a restrictive class of residential use.  Given this restriction, this proposal can be treated as tantamount to the conversion of a rural building.  Policy H2 of the Local Plan concerns itself with dwellings in the open countryside and allows for “the appropriate conversion of buildings to dwellings provided they are suitably located and their form, bulk and general design are in keeping with their surroundings”.

I consider that the locational characteristics of the site that were considered to justify the erection of the pair of holiday lets in the first place, can now be used in the current policy climate (ie the lack of an identified 5 year housing land supply) to justify the use of this unit as a permanent dwelling.  In order to restrict any potential detrimental effects upon the appearance and character of the locality, the residential curtilage of the permanent dwelling must, however, be restricted by condition to that for which permission was granted in respect of the holiday let.

Subject to such a condition, the proposal is in accordance with the presently applicable policies.



	SUMMARY OF REASONS FOR APPROVAL:

	The requested deletion of the condition is in accordance with the presently applicable policies and would not result in any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That permission be granted for the removal of condition number 3 of planning permission 3/2004/0653/P to allow the holiday cottage known as Beacon Cottage to be used as a permanent residential dwelling.


DATE INSPECTED: 














