
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2011/0164/P

	Development Proposed:
	Application for the modification of Condition no. 13 of planning consent 3/2005/0245/P, to allow the eastern, four-bedroom holiday cottage to be used as a permanent residential dwelling. Marl Barn, Tosside, Skipton, Yorkshire, BD23 4SX.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments have been received within the statutory 21-day consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy H15 - Building Conversions - Location.

Policy H23 - Removal of Holiday Let Conditions.

Policy ENV1 – Area of Outstanding Natural Beauty.

PPS3 – Housing.

	POLICY REASONS FOR REFUSAL:

	Contrary to Policies H2, H15, H16, H17, H23 and ENV1 of the Local Plan, and PPS3.

Tantamount to the creation of a new dwelling within open countryside without sufficient justification, and the intensification of the use would be to the detriment of the character and appearance of the area.

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

	Planning permission is sought for the modification of Condition no. 13 of planning consent 3/2005/0245/P, to allow the eastern, four-bedroom holiday cottage to be used as a permanent residential dwelling. Planning permission 3/2005/0245/P allowed the conversion of a barn to a pair of semi-detached holiday cottages, one three bed and one four bed. The property occupies an isolated setting within the Forest of Bowland A.O.N.B. and is accessed by a single width track leading from the B6478. The nearest property is Brockthorne Farm, which lies approximately 400m north of the site.

This proposal seeks to modify Condition 13 of this consent in order to allow the Applicant to live on site and run their tourism business, which includes the other holiday let within the barn, and the adjacent Certified Site that allows no more than five caravans or motor homes on the site, plus no more than ten tents. Full details of the Certification of the site have been provided with the Application. It is worth noting a slight discrepancy with the wording in the Supporting Statement as this includes a ‘request to remove the Condition’, however I am assessing the scheme in accordance with that stated on the Application Form. The Applicant states that the main reason behind the request to vary the Condition is that the Caravanning area of the business has increased and has potential to grow further if managed appropriately. They note that it is difficult now as they are losing a ‘considerable amount of passing trade’ and enquiries as they only take pre-bookings, as they do not live at the site. A suggestion of the level of business they are losing has not been quantified. In addition, they note that as the site is un-occupied, the gated access to the track off the B6478 has to be locked for security reasons, and state that if removed they could provide on-site security and therefore increase the business and visitors to the area. No physical alterations to the property or its curtilage or access are proposed as part of the application.

The key Policy consideration in respect to this Application is Policy H23, which specifically deals with the removal of holiday let conditions. It states ‘Proposals seeking the removal of conditions which restrict the occupation of dwellings to tourism/visitor usage will be refused unless the proposal conforms to the normal development control policies of this local plan. Policies G5, H2 and H15, H16 and H17 are particularly relevant.’

Saved Policy H2 of the Local Plan allows for the conversion of buildings to dwellings in the open countryside subject to certain criteria, with Policies H15, H16 and H17 providing a more detailed insight of these specific criteria. The key consideration, however, is the explanatory text to Policy H15, which states that ‘the conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable’. This (now converted) barn is approximately 400m away from the nearest building, the farmhouse of Brockthorne Farm, and is considered relatively isolated and not functionally associated to other buildings. As such, if it had not already been converted to a holiday let, its conversion into a dwelling or two dwellings with unrestricted occupancy would not be considered acceptable in principle. The reasoning and level of information provided and set out by the Applicant for the proposed use of the building, in order for them to live on site and manage the existing business, one holiday let and a Certified Site, as well as the potential increase of business to the site from passing trade (which I consider to only be in the region of around a 5% loss at present) is not considered to provide sufficient justification to warrant the approval of this application.

It is also considered important to have regard to National Planning Policy Statement 3 (PPS3) para 71 which states that in the absence of a five year supply of deliverable sites, which is the current position within the Borough, planning applications for housing should be considered favourably having regard to the wider policies within the PPS and including criteria in PPS3 para 69. Paragraph 69 states that, in deciding planning applications. Local Planning Authorities should have regard to, (among other issues):

· The suitability of a site for housing, including its environmental sustainability

· Ensuring that the proposed development is in line with planning for housing objectives and does not undermine wider policy objectives.

As such, in considering suitability in this context, given the isolated location of the site, the distance to nearby amenities and that the proposal does not comply with the relevant Local Plan Policies, the principle of this proposal cannot be supported.

Finally, in visual terms, there is also concern that the intensification of the use of part of the property as an unrestricted dwelling would have a harmful effect on the character and appearance of the area and setting of the building due to the likely impact of associated domestic paraphernalia. In addition, given the location of the site within the A.O.N.B. and in-line with the supporting text of Policy H17, it is considered that the intensification of the use of part of the existing Barn would be to detriment of the character and appearance of the area.
I therefore recommend accordingly.

	RECOMMENDATION: That planning permission be refused.
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