Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/0151/P

	Development Proposed:
	Revised application for demolition of existing garage and erection of holiday cottage (previous approval 3/2006/0627) at Stables Barn, Mill Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	No comments or observations received at the time of writing this report.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

United Utilities - No objections.



	CONSULTATIONS: Additional Representations.

	One letter has been received from a nearby resident who raises the following concerns:

· The applicants have recently applied to remove the holiday let condition from their previous approval stating health and downsizing as their reason, it may be their intention to do this for this building; 

· The proposed building is larger than the holiday let previously allowed; and,

· Allowing a substantial rebuild would set a precedent rendering similar applications for holiday lets in the locality more difficult to resist;

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H17 – Building Conversions – Design Matters 

Policy RT1 – General Recreation and Tourism

National Planning Policy Framework

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

	The application relates to a former barn conversion located at the end of Mill Lane off Slaidburn Road within the Area of Outstanding Natural Beauty.  The application site is set up from the lane on its south side adjacent to a former barn conversion.  

Planning permission was previously granted for the conversion and extension of the existing detached garage building at this site into a holiday let in October 2006 by Planning and ‘Development Committee (planning application 3/2006/0627).  Permission is now sought for a revised scheme involving complete demolition of the garage and its reorientation to enable more accommodation at both ground and first floor levels.  Permission was also sought for a detached double garage, however, this aspect has been deleted from the scheme.

The two bedroom holiday let with a lounge and kitchen diner would have approximate dimensions of 12m x 8m x 7m to the ridge.  The new building would see an increase in floor area of approximately 40m2 from that which was previously approved.  The eaves at the front of the holiday let would be approximately 4.5m with the eaves at the rear measuring approximately 4.9m in height.  Amended plans have been received dated 30 April 2012 which has reduced the amount of glazing on the front elevation and the number of roof lights from 4 to 2.  The main area of glazing would thus be on the rear elevation.  

Matters for consideration in the determination of this application are the principle of development and potential impact from visual and residential amenity and highway safety.  

In terms of principle, Policies G5 and RT1 of the Districtwide Local Plan allow for small-scale tourism developments appropriate to a rural area and I am of the opinion that this development would fit within that definition. 

In respect of the visual impact of the works, this is a modest building built of natural stone with slate roof to match the surrounding buildings.  With its relatively unadorned and simple fenestration details to the front and gable elevations facing the footpath, I do not consider it would have a significant detrimental impact on the visual characteristics of the area, nor would it be substantially larger than the building already allowed.  I am also of the opinion that the proposed building would not adversely affect the setting of the barn conversion to which it will be positioned adjacent to.  

With regards to residential amenity, the nearest dwelling is that of the applicant’s, Stables Barn.  A window has been removed from the front elevation which would now prevent views into the main property.  Only one window remains on the front elevation which would be at the end nearest to Stables Barn.  However, as the holiday let would be located at a right angle to the main barn, direct views into the barn from this window will not occur and is therefore acceptable.  There is a dwelling on the opposite side of the lane known as Cuttock Clough, located over 40m away, thus serious overlooking of this property would also not occur.

The highway engineer also has no objections to the proposal and thus it is the letter from the neighbour that requires further consideration.  With regards to the neighbour’s concern that it is not the applicants intention to use the holiday let for its stated purpose, as with other applications conditions will be placed on any approval restricting the use to holiday accommodation.  Should problems arise in the future from unauthorised occupancy, this will be dealt with by the Council’s enforcement team should this occur.  Furthermore, should an application be submitted in the future for a permanent dwelling, any application would be assessed against the relevant planning policies at the time.

Overall, having carefully considered the above, I am of the opinion that the scheme complies with policy and would not adversely affect the setting of the adjacent barn conversion or the visual amenities of the Area of Outstanding Natural Beauty.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 March and 30 April 2012














