Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/1055/P

	Development Proposed:
	Proposed conversion and change of use of redundant barn to provide holiday accommodation to provide local tourism and on-site recreational activities.  Improvements to existing vehicular and pedestrian access.  Installation of sustainable ground source heat system and underground rainwater harvesting tank.  Installation of sewerage treatment plant and soak away.  Siting of a detached timber shed to keep fishing tackle and bicycles, and formation of an external bin and domestic waste recycling area.  Associated external works.  Re-submission of approved scheme 3/2010/0540/P with design amendments to proposed external works at Dusty Clough Barn, Green Lane, Chipping, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Thornley-with-Wheatley Parish Council - No observations or comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections to the proposal on highway safety grounds.


	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 – Species Protection.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy RT1 – General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.
Policy DMH4 –The conversion of barns and other buildings to dwellings

Policy DMB3 – Recreation and Tourism Development.
Key Statement EN2 – Landscape

Key Statement EC3 – Visitor Economy.



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

	Dusty Clough Barn is situated directly off Green Lane, approx. 1 mile east of the village of Chipping. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.  Permission was granted in November 2010 for the conversion and change of use of a redundant barn on this site in order to provide holiday accommodation with on-site recreational activities.  Works in relation to the conversion to the barn and the erection of the detached stone storage building have been substantially completed however this application seeks a number of alterations to the on-site layout, including the retention of an existing timber storage shed.  This application has been submitted following an enforcement complaint relating to works not being carried out in accordance with the approved plans.  As the principle has already been accepted, the main issues with this application relate to the visual impact the proposed external layout alterations may have within the open countryside.

In respect of the visual impact on the open countryside, by virtue of the proposed external layout alterations, I can offer the following views.

The entrance to the site including the gated access and the extension of the existing stonewall attached to the southern facing elevation of the building has been completed and now creates a more defined vehicular access into the site.  The scheme now seeks to implement native tree planting within the garden to the front of the barn as well as planting a Rural Mix hedgerow along the western and northern boundaries of the site, which will replace the ornate planting currently in situ.  The initial scheme sought to introduce a Grasscrete surface beyond the existing flagged area to the back of the building however due to drainage and soil issues, it was considered unlikely that the Grasscrete would create the desired affect.  Therefore due to the additional screen planting proposed, the use of gravel to the rear of the building is considered acceptable.  Finally, with regards to the retention of the timber storage shed on site, due to its position adjacent to/within the woodland on the edge of this site, this element is considered to sit well within the site, and will have no additional or significant visual impact on the surrounding area.

As such, the proposed alterations included within this application are recommended accordingly.



	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: 12/12/2012














