Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0332/P

	Development Proposed:
	Proposed use of three holiday cottages as one residential dwelling (no internal or external alteration changes proposed) at Rakefoot Farm, Thornley Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – N/A.



	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 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.

PPS3 – Housing.

PPS4 – Planning for Sustainable Economic Growth.

PPS7 – Sustainable Development in Rural Areas.



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

	Rakefoot Farm is located approximately 4km south west of the village of Chipping.  It includes a stone farmhouse and two stone barns.  One of the barns (that is the subject of this application) is converted into three units of holiday accommodation in accordance with planning permission 3/1991/0546/P.  The other barn is the subject of a recent planning permission (3/2010/1022/P) for conversion to a dwelling including the erection of a garage and the creation of a driveway and garden.

There are additional agricultural buildings and yard areas; and the group of buildings is served by a vehicular access from the main road that has a solid surface and passing places.

Permission 3/1991/0546/P was subject to a number of conditions, including condition 4 which limited the accommodation to be occupied for holiday purposes and condition 6 which states that the permission should be read in conjunction with a Section 106 Agreement.  Condition 4 states specifically that “the development hereby permitted shall only be used for holiday purposes and not for permanent residential accommodation”.  The Section 106 Agreement states that the barn should not be allowed to be occupied as a permanent residential dwelling or to be occupied other than as holiday accommodation or to be occupied for more than 28 days by any one person or group of persons.

This application is effectively to overcome those conditions in order to allow all of the building to be used as one dwelling.  The existing holiday accommodation, although comprising three cottages is laid out internally so that each unit is linked by internal doors to allow combinations of units to be let out to various sized families or groups to allow the greatest flexibility in terms of lettings.  Externally, there are parking and turning areas for vehicles and the curtilage is defined from adjoining fields by stone walls and fences.  The proposal does not therefore necessitate any external structural or internal alterations as it is already possible to have access to the various sections of the building via internal doors and the external staircase, and no alteration to its curtilage or access is proposed.

By way of background information, it is stated in the Design and Access Statement that the properties were initially equipped in 1992 and have been maintained to a high standard since that time.  However, it is stated that the fittings in the kitchen and bathrooms are now dated and in need of replacement and significant investment if the holiday cottages are to remain attractive within a competitive market. The agent states, additionally, that the accommodation has been managed by the applicants along side their farming enterprise.  However, Mr Gifford now has Alzheimer’s Disease and has had to retire from farming.  He is cared for by his wife.  This means that Mrs Gifford is taking on more and more responsibility for their business affairs and considers that she will be unable to continue running the holiday accommodation.  These are the personal reasons behind the submission of this planning application.

Now that the Council is in a situation where a five year housing land supply cannot be identified, residential development should be favourably considered taking account of the requirements of PPS3 and the relevant saved policies of the Local Plan.  In practice, what we presently have, is an established built development with a restricted class of residential use.  In many ways, there is little difference between this being a form of conversion, and the proposal can be treated as tantamount to a conversion.

Saved Policy H2 of the Local Plan allows the conversion of buildings to dwellings in the open countryside subject to certain criteria.  Policies H15, H16 and H17 provide more detailed criteria.  The explanatory text to Policy H15 says that “the conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”.  This converted barn is within a group of buildings.  This has recently been confirmed/accepted by the permission 3/2010/1022/P for the conversion of the adjacent barn into a dwelling.  As such, if the building to which this current application relates had not already been converted, its conversion into a dwelling with unrestricted occupancy would now be acceptable in principle and in accordance with the currently applicable policies and guidance.

The building, of course, has already been converted in accordance with the detailed requirements of Policies H15, H16 and H17 such that the character and appearance of the building and the visual amenities of the AONB have not been compromised.  As previously stated, this proposal does not involve any external alterations to the building or to its curtilage or access.  As such there would be no adverse effects upon visual amenity or highway safety.

The relationship between this building and its proposed curtilage, the existing farmhouse and the approved barn conversion is such that a satisfactory level of privacy and amenity will be maintained for the occupiers of all three dwellings.

Overall, I consider the application to be acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16 JUNE 2011














