Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0939/P

	Development Proposed:
	Change of use of existing annexed barn to form self-contained holiday accommodation with internal and external alterations at Otter House, 9 Mitton Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections in principle to the application on highway safety grounds.

The County Surveyor made some observations in relation to some proposed access improvements that were shown on the submitted plans.  Those improvements, however, have been previously approved by 3/2011/0054/P that also involved the erection of a detached triple garage.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy RT1 - General Recreation and Tourism Policy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.



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

	Otter House is a relatively large stone built detached dwelling on the south side of Mitton Road, Whalley.  It is to the west of Whalley Viaduct and is therefore outside the Settlement Boundary of Whalley.  It is, however, within a built up residential area being adjoined on both sides by other dwellings, and with other residential properties on the opposite side of Mitton Road.  The property is adjoined to the south by open fields. 

The property is positioned right on the edge of the pavement in the northwestern corner of the site.  Its large garden is positioned to the east and south of the building.  The main front elevation of the dwelling faces east (ie across the garden rather than facing the road)  Access improvements and a triple garage have recently been approved for the eastern part of the curtilage (3/23011/0054/P).  Works on the implementation of that permission are presently ongoing.

At the north-western corner of the property is a stone built former barn that is linked to the side elevation of the main dwelling by a flat roofed single storey corridor.

This barn is accessed internally from the dwelling and is already in use as part of the dwelling.  The ground floor presently consists of a kitchen scullery area, sauna, internal coal and log storage shed, boiler house and general storage area.  The first floor, which is accessed internally by a timber staircase, is used as an open games room area.  The central section is spanned by an open timber King post truss and the floor is open to the underside of the roof structure exposing character beams.  The first floor is lit by a circular stone window in the gable, a period square window to the side elevation and a more modern window overlooking the garden and fields to the rear.  The front elevation of the existing building has a mixture of stonework some of which is in poor condition, but with a feature stone opening that is presently blocked up.  Next to this is a 1960’s style window which is at present out of character with the rest of the adjacent dwelling.

It is stated in the submitted Design and Access Statement that the applicants purchased the property about 2 years ago and have found that the living space provided by the existing barn is largely unused.  This application therefore seeks permission to bring this building back into fulltime use by converting it into a self-contained unit of holiday accommodation.

The proposed holiday let would comprise a kitchen, washing/drying room and cycle storage area on the ground floor and a lounge with 2 en suite bedrooms at first floor level.  Whilst being self-contained, it would still form part of the main dwelling and a large proportion of the ground floor of the barn would be retained for storage purposes ancillary to the main dwelling.

The external alterations required to facilitate this use are minimal, comprising the following:

· The stonework is to be patch repaired with reclaimed stone and re-pointed.

· The existing 1960’s style widow in the front elevation is to be altered to form a new access doorway with period reclaimed ashlar head an jambs thereby matching the adjacent dwelling.

· Two first floor windows would be added, one in the eastern side elevation and the other in the western side elevation.  These would have stone surrounds to match the existing windows.

· The rear first floor level window would be modified and the cill level would be lowered to create patio doors with a black pained cast iron Juliette balcony.

In this location and in the current situation in the Borough with regards to housing provision, the conversion of this relatively small barn into a self-contained dwelling would, in my opinion, be acceptable in principle/policy terms.  Due to its very close proximity to the main dwelling, however, the applicant does not wish it to be converted for occupation by another household.  I can understand this point of view.

Its conversion to a unit of holiday accommodation is also acceptable in principle and would satisfy the general requirements of Policy RT1 of the Local Plan.  In relation to detailed considerations, I also consider it to be acceptable for the following reasons:

1.
The relatively minor external alterations would not have any detrimental effect upon the appearance or character of the building.  Indeed, I consider that, overall, the alterations would enhance the appearance of the building.

2.
The new first floor window in the eastern elevation would overlook the applicant’s own garden.  The new first floor window in the western side elevation would face the gable of the adjoining property in which there is one obscure glazed first floor window.  The alteration of the window in the rear elevation to form a patio type window with Juliette balcony, would overlook the applicant’s own garden and the adjoining fields at the rear.  I do not therefore consider that the proposed new windows or the alteration to an existing window would have any detrimental effects upon the privacy of nearby residents.

3.
The access and parking improvements already under construction would be sufficient to serve the needs of the proposed holiday let in addition to the needs of the existing dwelling.

I can therefore see no sustainable objections to the conversion of this building into a holiday let.  Whilst the conversion of the building into a self-contained dwelling would also be acceptable in principle, its precise location relative to the existing dwelling is such that it is questionable whether a satisfactory level of privacy and general residential amenity could be provided to both dwellings in the event of such a conversion.  For this reason I consider it appropriate to impose the standard holiday let restriction of occupancy condition.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would not have any seriously detrimental effects upon the appearance or character of the existing building, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 2 MARCH 2012














