Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2012/1109/P

	Development Proposed:
	Change of use of domestic garage and workshop to form a 2 bed holiday cottage at Talbot Fold Barn, Talbot Bridge, Bashall Eaves, BB7 3NA

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

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 Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses. 

Regulation 22 Submission Draft Core Strategy Policies

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMB3 – Recreation and Tourism Development.



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

	Permission is sought to convert an existing detached garage which was approved as part of planning application 3/2006/0427/P which gave permission for the conversion of an agricultural barn and attached cottage to form a dwelling with a granny annex and the erection of a detached garage.  It is the detached garage which is the subject of this application to a holiday let.  The buildings are part of the original Marsdens Farm complex and is now know as Talbot Fold.  The buildings are located within the Forest of Bowland AONB.

The accommodation within the holiday let would be a lounge, kitchen dining area, bathroom, utility and a bedroom at ground floor with an en suite bedroom and storage area at first floor.  As initially submitted this application also sought permission for a side extension to this existing building (which the Agent did not include in the application description), however having visited the site and checked the planning history for these properties, it was clear that this extension would have been outside what is authorised residential curtilage.  As a result an amended plan has been received dated 30 January 2013, which has removed this extension from the scheme.  Another plan has also been received which shows the extent of curtilage for both this holiday cottage and the site as a whole.

The existing door and window openings in the rear of the garage would be retained which are very domesticated in character but the two garage doors on the front elevation would be changed to two windows.  First floor openings are also proposed in each of the side elevations.  The materials for the new openings would be timber as per the existing building and the adjacent barn conversion and annex.  Visually this is a new build garage therefore I do not consider that the proposed alterations would significantly detract from this modern building nor would it detract from the character and appearance of the adjoining converted barn and associated annex.  In this regard the proposals are thus acceptable.

In relation to highway safety, the highway authority has been consulted but no observations have been received.  However having visited the site it is clear that there is a large area of parking at the front of what would be the holiday let, the annex, and the converted barn.  The holiday let would not be lived in continuously and would be conditioned accordingly and for that reason I do not foresee a highway issue.

Overall, subject to appropriate conditions, I consider the proposal to be acceptable in accordance with the relevant policies of the Local Plan and Submission Draft Core Strategy.  I therefore recommend the application 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: 24 JANUARY 2013


(Couldn’t gain access)
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