
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2011/0820/P

	Development Proposed:
	Application for the removal of condition no. 15 (length of occupancy) of planning consent 3/2006/0836/P, to allow the holiday let to be used as permanent residential accommodation at Burons Laithe, Horton, Skipton, Yorkshire, BD23 3JT.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objection to this proposal.



	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.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV1, H2, H15, H23, and PPS3: Housing – unsustainable location for the creation of a new dwelling and contrary to Local Plan Policy, with potentially detrimental effects upon the appearance and character of the locality.



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

	Butchers Laithe is situated within the Forest of Bowland Area of Outstanding Natural Beauty, approximately 1.5 miles south of the settlement boundary of Tosside, and approximately 4 miles north of Bolton-by-Bowland. The property is accessed from Knotts Lane via a track that leads up to Far Knotts.

Butchers Laithe comprises a traditional stone built and slate roofed former barn, which was first granted planning permission in July 2005 (3/2005/0442/P) to be converted into a holiday let. A second permission was granted in December 2006 for a ‘Substitution of house type’ and alterations to previously approved scheme, which included a detached storage building to house water storage vessel and filtration plant, new first floor window and installation of metal flue pipe (3/2006/0836/P). Prior to these two planning applications, three separate applications were submitted seeking permission to convert the building in question into a residential dwelling. All three of them were refused for similar reasons, namely being contrary to Local Plan Policies G1, ENV1, H15, H16 and H17, all of which are still valid saved Policies within the Local Plan. The building in question has two floors of accommodation with three bedrooms. Externally, there are two parking spaces for vehicles and a formal garden/sitting out area to the southern elevation.

Condition no. 15 on 3/2006/0836/P states that ‘The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year, and in any event shall not be used as permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis’. This application seeks the removal of this condition to allow the holiday let cottage to be used as a permanent residential dwelling.

As previously stated, the unit at this site, Butchers Laithe, exists as a result of permission for the conversion of an isolated field barn. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty. The relevant saved policies of the Local Plan in relation to the principle of the proposal are H23, H2 and H15.  Policy H23 relates to the removal of holiday-let conditions and states “proposals seeking the removal of conditions which restrict the occupancy of dwellings to tourism/visitor usage shall be refused unless the proposal conforms to the normal development control policies of the Local Plan.  Polices G5, H2, H15, H16 and H17 will be particularly relevant in any assessment”.

In practice, what we presently have is an established built development with a restricted class of residential use.  Given this restriction, I am of the opinion that the current proposals should be treated as tantamount to the conversion of a rural building.

Policy H2 relates to the formation of 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”. Policies H15, H16 and H17 provide more detailed criteria. The explanatory text to Policy H15 states that “conversion of appropriate buildings within settlements or which form part of already defined groups is acceptable”. The single, isolated building that now comprises the holiday let in question is not considered to be within an established group of buildings. As such, if the barn itself had not already been converted to the use it presently has, i.e. one unit restricted by specific conditions, the conversion of the barn to a self-contained dwelling with unrestricted occupancy, would not now be acceptable when considered against the saved policies of the Local Plan.

As the proposal specifically relates to the creation of one dwelling, the National Planning Policy Statement 3: Housing (PPS3) must also be considered.  Paragraph 72 of PPS3 states that, where Local Planning Authorities cannot demonstrate a five-year supply of deliverable housing land (which is the current situation in Ribble Valley) paragraph 69 should be considered in deciding planning applications.  Therefore, in assessing the proposals in relation to paragraph 69, Local Planning Authorities should consider amongst other things:

· the suitability of a site for housing;

· including its environmental sustainability.

Having assessed the scheme against the above Policy, due to its isolation, this building is also not considered to be in a suitable or sustainable location for housing and is therefore contrary to bullet point 3 of paragraph 69 of PPS3. Therefore, having carefully considered all of the above, I am of the opinion that given permission would not currently be granted for approval of this building to be converted to form one dwelling if it was still a barn, the removal of Condition 15 of 3/2006/0836/P would be clearly against the current Policies of the Local Plan.

With specific regard to the use of the area immediately surrounding the building as domestic curtilage and associated activities in association with a permanent dwelling, I also have concern relating to the potential damage that could be caused to the rural nature of the area, by virtue of the intensified use of the unit as a dwelling.

It is for these reasons that I consider that the application should be refused.



	RECOMMENDATION: That permission be refused for the proposed removal of Condition 2 of 3/2006/0836/P.


DATE INSPECTED: Various 2010/11





TELEPHONE CLLRS:  YES / NO


DATE:














