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(7. Ownership Certificates

One Certificate A, B, C, or D, mast ba completed with this spplication farm
CERTIFICATE OF OWNERSHIF - CERTIFICATE A
Tawn and Country Planning (Development Management Procedure] {England) Order 2010 Certificate under Artjcle 12
| certify/The applicant certifies that on the day 21 days before the date of this application nobody except myselty the apulicant was the

wwener (owneris a parsor with 2 freehold interest or feasehiold Interest with gt feast 7 years feft torunl of any part of the lang or buiding to
which the applicativn relates

Signed - Applicant Diate DR

Qrsigned - Agent:
¥ et

o _
21 /3/13
CERTIFICATE OF O'ANERSHIP - CERTIFICATEB

Town and Country Plarning (Development Management Procedure) (England] Order 2010 Certificate under Article 12
| certifyf The appllcant certifies that | have/the applicant has given the raguisite natice to everyone glse (as listed below) who, on the day
21 days before the date of ths application, was the awner (owner fs a person with a freehold interest o feasehold Interest with af feast 7 vears

f=ft ta run) of any part of the land or building to which this application relates.

Mame of Quwener

Addrass

[Date Hotlice Semcd—|

|

|

{

O sloned - Agent:

Signed - Aoplicant:

|

Date DD/MMAYYY:

| certifys The applicant certifees that:

bean unable to do so
The steps taken wens

CERTIFICATE OF OWNERSHEP - CERTIFICATE C
Town and Country Planning {Dovelopment Managament Procedure) (England} Order 2016 Certificata under Articie 12

. Meither Cerlfleate & o B can be issued for this application .
. All reasonahle SIEJPS have been taken 1o Vingd gut the names and addresses of the other oweers fowher (5 a persen with g freehold
interest or feasehoid intere sk with af least 7 yaars feft to run Jof the land oz building, or of a part of it , but | haves the applicant has

Mame of Dwnar

o

Dote Motice Sernved

Motice of the application has beeq published in the following newspaper
{eirculating in the area where the fand is sttuated);

0On the following date (which must not be earlier

than 21 days bafore the date of the spplication):

L

Si.gned - Ap;:ulil:.:a nt:

O sigred - Agent:

Date DOYMNAYYY:

%

CDanes 201 0H05-10 15 Shevlskn: 2009 £




3 Qumership Certificates (continuad)

CERTIFICATE OF OWMNERSHIP - CERTIFICATED
Towr and Country Flarning {Development Management Procedura) | Engiand} Order 2013 Certificate under Articls 12
| certifyd The applicant certifies thet:
. Certiflcate A cannot be issued for this application
. All reasonahle steps have been taken to find outthe names and addresses of everyone else wha, on the day 21 days before the
date of this application, was the cwner fowner i o persan with g frechold inferest orleatenold interest with at feast 7 years left to run )
uf aty part of the kand to which this application fe|ﬂate:a, but | have/ the epplicant has been whzabla to do so
The stons taken ware:

Metice of the application has been pubfished in the following newspaper O the follawing date (which rust not be =arier

{circulating v the area whers the land is situated); than 21 days before the date of the applicstion):

Sicned - Applicant: Or signed - Ageok: o L . Date DE!MMMW:
| | ]

"

( 8. Agricultural Land Declaration

AGRICULTURAL LAND DECLARATION
Tewn and Country Planning (Development Management Frocodura) {England} Order 2010 Certificate under Articje 12
Agricultuial Land Declamtion - You Must Complete Sither Aot B

(4] Mone of the land to which the application refates s, or is part of, an agricuftural halding.

Sigred - Applicant; ) O sighed - Agert; Drate [ODIMANMSY

aifzhiz]

{B) F have/ The applicant has given the requisite notice to ewery persan othET thats fryself/ the applicant wio, on the day 21 days
hefﬂ re the date of this application, was 2 tenant of an agricuitura! holding on all or part of the Jand to which this zpplication relates,
as Histed belows:;

Mame of Terant ) . Arddrass [ Date Nntia_: Sarved
Signed - Applicant: Or signed - Agent: Date [DD/MMAYYY)
L L i |

o

(9, Planning Application Reguirements - Checkhist

Please read the following checkiist to make sura you have sant all the infarmation in support of your propesal, Failure ta subamig all
information requited will result in your application being deemed invalid. It wili not be considered valid unthl all informatlen reqeired By
the Local Planning Autharlty has been submittad

The original and 3 copies of a Q/ The original and 3 copies of the completed, dated
completed and dated appficatian form: Qwinership Certificate (A, B, C, or £ - a5 applicabie); 0
The original and 3 copies of other plans and drawings or The otlgital and 3 copios of the complated, dated
information necessary to describe the subject of tha applicatlon: Ef Artiche 12 Certiflcate [Agricultural Holdings): ]
The carrect fea: Q/

e &
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10, Declaration _
l#wre hiareby apply for planning permisslon/cansent as described n this form and the accompa nving plans/drawings and additional

inforemation.
Date [DDMMAYYY):

Signed - Applicar:
(date cannaothe
—‘ Ddu ).3 / !3 pre-application)

Orsigned - Agent:

A

L.

¥ Eier hat been selectod, please provide:
Contact narme: Telephene aumber;

| )

: " r- :

(11. Applicant Contact Details 12. Agent Contact Details

Telephaone rumbes Telephone numbers

Extension Extension
Country code:  Natfonal number: number Country code:  National number: aumber:
il l

Country coder  Mobite number {optional): - Country cods:  Mobile number {optional):

] ] 1B

Country <ode:  Fax number {foptionalk: o Covntry code:  Fax number (optional);

Emnail address foptional): _ E[@i! addraess {optional);

- - -"

(13. Site Visit

Can the slte be seen from a public road, public fogtpath, bridieway or ather public fand? |:[ Yo |:E Ma

if the planning autharity needs to make an appointment to Gy . ; th

out a site visit, whom should they contact? (Please sefect only one) mgent [ Applicant [ ] ggg ﬁgiﬁf&rﬁ?ﬁ EF::QJ[SJE

Ernail address: I_

L
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PLANNING STATEMENT

SITE: ORCHARD COTTAGES, CLITHEROE ROAD, WADDINGTON

PROPOSAL: VARIATION OF CONDITION 10 ON PLANNING CONSENT 3/02/0905/P
WHICH PRECLUDES USE AS FERMANENT ACCOMMODATION TO ALLOW PEAR

TREE

COTTAGE 3 ORCHARD COTTAGES AND APPLE TREE COTTAGE 4

ORCHARD COTTAGES TO BE USED AS PERMANENT ACCOMMODATION

1.1

1.2

13

1.4

ASSESSMENT

Apple Tree and Pear Tree Cottages form a group with two other dwellings Cherry
Tree and Plum Tree Cottage at the rear of the Waddington Arms Public House
YWaddington. Planning permission for the buildings was originally grated on appeal
reference APP/T2350/11158120 see appendix 1. The occupation of th.e holiday
cottages is controlled by condition 10 on the permission which reads “the unit of
accommodaltion hereby approved shall not be fet or occupied by any one person oF
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 a permanent accommodation. A register of
such persons occupying the units shall be kept and submitted to the Council for

inspection on an yearly basis.”

All four properties were originally constructed as holiday cotfages. The occupancy
candition on Plum Tree and Cherry Tree Coitages was lifted in 2009 reference
3/2009/0889 allowing these properties to be used a permanent residential

accommodation see appendix 2.

Both holiday cottages presently comprise kitchenfdining, lounge, three bedrooms
and parking for two cars. Each property has its own gardenh. No alterations to the
properties are required to allow them to be used as permanent residential

accommadation.

The site is within the seitlement boundary and conservation area of Waddington
which is alseo within the area of outstanding natural beauty in the Ribble Valley
Districtwide Local Plan.



2.2

2.3

2.4

PLANNING POLICY

The following document and saved policies form the Ribble Valiey Districtwide
{ ocal Plan are relevant to this proposal:

Policy G1 - Development Control.

Folicy G4 - Settlement Strategy.

FPolicy ENV1 — Area of Qutstanding Natural Beauty.

Policy ENV16-Development within Conservation Areas

Policy EMP4-Employment.

MNational Planning Policy Frameawork,

This application involves the hfting of & restriction on the occupancy of the buildings
by the removal the planning condition so that they may be used as dwellings
without any occupancy restrictions. The buildings are located within the settlement
boundary of \Waddington, within the conservation area and the area of outstanding
natural beauty. Both properties already have all the facilities that would be reguired
for use as separate dwellings including garden areas and off road parking for two

cars each.

The main pianning issues relating to this application are the principle of the
development, what visual affect the propesed use as independent dweliings might
create, whether there wilt be any visual impact on the conservation area and the
AONB, and whether there s any impact on residential amenity on the neighbouring

dwellings and highway safety.

The paolicy basis relevant to this scheme is set out in the context of nationai,
regional and local development plan policies. At a national level the National
Planning Policy Framework {NPPF) came into force on 27 March 2012 and states
that ‘at the heart of the NPPF is a presumption in favour of sustainable
development’, which means that for decision making purposes that:

Where the develocpment plan is absent, silent or relevant policies are out of dafe,
granting penmission unless,

- any adverse impacts of doing so would significantly and demonstrably outweigh
the benefils, when assessed against the policies in this framework taken a3 a
whols; or

- specific policies in this framework indicate development should be restricled



2.5

2.6

2.7

The statement in NPPF sited above advocates a presumption in favour of
sustainable development unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits. It was reported at the January
2013 Planning Committes meeting that the Council can presently demonstrate a 6
year supply of housing land at 01/10/12. The annual supply of dwellings is also a
minirmum requirement rather than a maximum requirement. The creation of two
additional dwellings through the grant of permission in relation to this application

would not in any way affect the supply of housing in Ribhle Valley.

The Planning Officer in his report to the Planning Committee reference 3/2009/0389
in relation fo the earlier application to remove the holiday cottage condition from the
other two units at Orchard Cattage made the following comment in relation to policy
EMP11. “ Irr respect of the principle of the schems, and afthough technicaffy this is
for the remaoval of a condition, i can be seen as a change in the nature of the use of
the hofiday let to residential without any restriction. On this basis it may be
appropriate fo have regard fo Pc:ﬁby EMPTT which relates fo the foss of
empioyment generating sites and request that details be submitted of atfempts to
be made {o secure alternative employment. | do not consider that this is appropriate
in this instance given the small scale nature of this development.” The current
proposat is identical to the previous proposal and so the same analysis should be

applied. Consequently the application is not contrary to policy EMP11.

A similar analysis has been applied holiday cottage create from barn conversions.
Yhere an application to lift the holiday coftage conditions has been received by the
Council the following assessment has been amived at. “In present practice, whaf we
presently have is an established builf development with a resirictive class of
residential use. Given its restriction, | am of the opinion that the curent propasal
should be treated as tantamount o the conversion of a rural building”. Delegated
ltem File Report 3/2012/0822 see appendix 3. In the period where the Council
applied a moratorium on new housing development several developments for
holiday accommodation were applied for and granted planning permission on sites
which would have been suitable for housing development or conversion to housing
had the moratorium not been in place. The analysis above on 3/2012/0922 the

phrase “tanfamount {o the conversion of a rural building” demaonstrates that the



2.8

2.9

Council takes this into account when considering lifting holiday occupancy
conditions on barn conversions. The Council applies the guestion: if we were
presented with an application to convert this bam to a dwelling today would we
grant planning permission? The same approach should be applied to this site. The
holiday cottages were approved planning permission when the housing moratorium
was in place. If the Council was presented with an application io build houses on
this site today, in principle would housing development be acceptable? This is
because the site s within 2 sefttement boundary where the Local Plan policy G4

identifies that new housing development should be approved.

The buildings require no alteration in order for the new use to commence. Policy
ENV1 requires development in the AONB fo protect énd enhance the natural beauty
of the area and policy ENV18 requires development within conservation areas io
preserve and enhance the character of the conservation area. The proposal to
change of the holiday cottages to dwellings will have a neutral effect on the
character of the landscape and the conservation area because no physical
alterations are proposed. There are already garden areas and parking areas which
are adequate for the properties. There is no adverse impact on the character of the

landscape or conservation area.

Policy G1 {a) requires development to be sympathetic to existing and proposed land
uses. The character of the use of the holiday cottage will not change as it can
already be used for residential purposes. The neighbouring use of the site as

dwellings is compatible with the use of the hofiday cottages as permanent dwellings.

DESIGN
In the context of the development proposed matters of design are not relevant.

There will be no structural changes to Pear Tree Cottage or Apple Tree Cottage.

ACCESS
Adequate parking and turning is already provided.



APPENDICES

1 Appeal reference APP/T2350/11159120
2 Planning permissicn notice reference 3/2009/0889
3 Delegated tem File Report 3/2012/0922

Judith Douglas Bsc Hons Dip TP MRTPI

Janet Dixon Town Planners Ltd,

10A Whalley Road, Clitheroe, Lancashire BB7 1AW
012060 - 425051

March 2013



Appeal-Decision_—— o oo R
' Slte visit made on 11 Au.gusli 2003
by Philip Cmﬂkes BSc (Hous) DipTP MRTPT

an Ingpector appeinted by the First Secretary of Stake

ﬁppeal Ref: APPII‘ZSSUIMGHI 11591ﬁ . '
Site to.the Rear of The Waddington Arms Public House, Waddmgt.an C‘lrtheroc

*

The appnal is made under section 78 of the Town and Conntry Planning Act 199¢ against 3 refusal to
grant planning peomission.

The appeal is made by Mr T Warburton against the decision of Ribble Valiey Borough Council.

The application (Ref ?f’ﬂifﬂg{}ﬂ}’} dated 24 October 2002, was refused by notice dated 11 February
2003,

The davcloprmmt proposed is construction of 4No. holiday cottages with assomatad extermal works,

Summary of Decision: The appeal is allowed and planning permission granted suhjer.:t to
conditions set oot in the Formai Decision below,

Main Issae

L

I consider the main issne in this case is the effect of the proposed development on iﬁghwﬁjr
safety and convenience,

Planaing Pﬂhl:}’

2.

The development plan for the area includes the Ribble Valey Districtwide Local Plan
(RVLP) adopted in June 1998, RWLP Policy Gl requires all development proposals to
-provide a- high standard of building design and landscape quahity. Proposals will be
assessed against a oumber of criteria including (a) the need for development to be
sympathetic to existing and proposed land uses; (b} the scale and type of traffic generation
m relation 1o the highway infrastructore; (o} the artangements for car parking; (d) the
provision of a safe access fo accommedate the scale and fype of traffic likely to be
generated; and (e} the visual appesrance of the development and its relationship to its
surroundings, RVLP Policy G4 identifies Waddington as a village where small scale
development can be accommodated on allocated sites, infill sites or by the rehabilitation or
ré-nge of rural buildings or for proposals which contribute to the solation of a particular
local need. Pelicy ENV16 of the RVLY advises that development in consérvation areas will
be sirictly controlled to ensure that it reflects the c¢haracter of the area. Policy RT1 is
supportive of proposals that extend the range of tourism and wisitor facilities in the Boroagh
subject to compliance with 3 criteria. These are similar to those included in Policy G1.

The site lies within the Waddington Conservation Area. Section 72(1} of the Planning
{Listed Buildings and Conservation Areas) Act 1990 requires me 0 pay special attention to
the desirability of preserving of erhancing the character or appearance of the conservation
area, . - :




The appeal sie is to the rear of the Waddington Amns public house within the setflement

boundary of the village and the Waddington Conservation Area. Historically, the site was

~ the orchard to Waddington Old Hell to the south bt has since been cleared of fuit trees and

‘become avergrown elthough there are mature trees and hedges along its boundaries. Thera

;I; stone walls to the boundaries with Weddington Old Hail and the car park of the public
se,

It is proposed to construct fumz-storeyhnlidaymﬂng&sintwupnirsusmglmalmlaimad
random stone with reclaimed biue slate roofs. The cottages would be sceessed via the
existing access road and through the ¢ar park for the Waddington Arms. Each cottage would
zve a dedicated car parkivg space adjacent to the propesty and 2 smali woodiand- ~type
garden enclosed by dry stone walls.

Although RVLP Policy G4 identifies Waddington as & setilement where some development
may take place, the appeal site is not allocated, nor can the proposal be regarded as infilting.
1t does not relate to the rehabilitation or re.use of a rural building. However, Policy RTT of
the RVLP sapports the development of tourist or visitor faciltties in the Borough. I seems
to ma that the specific nature of the holiday accommedation proposed is consistent with the
objective of this policy and therefore with the Jocal needs aspect of Policy G4, 1 see no
indication that the Counci! objects to the principle of toutist arcommodation as proposed.

Highway safety and convenience

7.

The proposal woudd utBize the existing access to the car park of the public house from
Branch Road between the Waddington Armg and MNo.59, an end terraced cottage,  Althougl
the access is generally about 5.6 meires in width aleng most of its length, there is a pinch
point approximately 26 metres from the junction with Branch Road where the width reduces

1o about 3.7 metres. Here passing would not be possibie and both the Council and Iocal

highway authosity are concerned that it would lead & vebicles reversing back onto Branch
Road to the detriment of highway safety. Further highway concerns centre on the restricted
radi? at the junction and lack of visibility for vehicles émerging onto Branch Road.

Branch Road is 2 side road off the main B6478 which rans north-south through the village
centre and finks with West Bradford Road, also part of the B6478, to the east. As such,
most traffic would use the B5478 and, unless drivers are familiar with the local network of
foads, or their destination is o property on Branch Road, it appears to me that Branch Road
would not provide an stiractive route. In the absence of specific raffic flow information,
these factors indicate that Branch Road is lightly tmfficked and, although limited 1o the
luncitime period, my observations during the site visit aupported this zssessment.

The highway authori*y accepts the appeliant’s assessment that the 4 holiday cottages could
generate in the region of 28-40 movements per day including 4 peak hour movements
assuming all the cottages were oceupied. This would be in sddition to the assessed 20 peak
hour movements generate by the public hovse car park. I have no reason to disagree with
the assesarnent which is unchatlenged by the highway authority. However, given that it is
unlikely that all the cottages would be occupied throughour the year, it seems reasonable to
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1.

il

12

the additional traffic using the 400€Ss Over and above that associated directly with the public
house would be limited. -

Turming first to the width of the access, the highway authority consider that a minimum
width of 4.5 metres should be provided for safe shared use by pedestrians/vehicles with a
clearance of (.5 metres either side to facilitate vehicles passing, Other than at the

. pinchpoint referred to, the access would comply with these requirements. 1 aceept that

vehicles would not be able to pass at the pinchpoint or close to #. However, allbough this
restricts the oparatlﬂnﬂ efficiency of the access, I am satisfied that drrvers would be
travelling slowly in either direction and wounld be able to stop and wait in. safety clear of

- Branch Road before proceeding  Even if momentary stopping of vehicles on Branch Road

should ocour, given the limited traffic using the Toad and its relatively slow speed, 1 do not
vonsider that the limited sdditional nse of the access due to the proposed development
woukl materially tmpair highway safety or inmnvenienae.

1 acknowledge that in relation to nahonally recunnnended standards there are deficiencies in
terms of visibility and the radii available between the junction of the access road and the
Branch Road carriageway. However, in my opinion, the traffic generated by the proposed
holiday cottages wounld not add significantly to turning movements outo and off Branch
Road to an extent that would prejudice the safety and convenience of road users. Moreover,
it seems to me that the restriction along Branch Road cansed by its relatively narrow width
and the presence of parked vehicles, encourage lower traffic speeds and a naturally cautious
approach by road users. The fact that recent accident records reveal only one personal
injury accident on Branch Road during the lest 5 years, which was not associated with the
proposed access, supports this assessment.

Given these considerations, 1 conclude that the additional traffic generated by the proposed
development would not harm road safety or convenience to an extent warranting overriding
objection. I further cum:lude that the proposal would not cnnﬂmt with Policies G1 and RT1
of the RVLP,

Other Matters

. In addition to the Council’s concern about the impact of the proposal on highway safety,
third parties raise a number of addﬂmnal objections. These include the impact of the

proposal on the character and appearance of the village, loss of habitat, that additional
- tourist facilities are not required; and that the propesal would not create additzonal jobs.

Impact on characier and appearance

14,

15

Of particular concern is that the development would result in the loss of strategic views of
the settlement particularly from West Bradford Road. [ saw that from vantage points along
West Bradford Road the site is partly masked by road side hedges in the foreground and by
the perimeter trees adjacent to the appes! site in the background, Whilst some sigas of the
development may be visible, especially in the winter under conditions of least leaf cover, in
my judgement, what would be seen would appear as part of the framework of the village
and would not look out of place in its sefiing. '

1 consider the scheme to be well designed and the proposed coftages to be of a scate and
materials that reflect the scale of the traditionsl cottages in the vicinity and therefore the

expact that it represents an mfrequent worse case scenario. Overall th&refurel consider that

L}




vernactiar traditions of the settlement. In this respect, I particularly weicome the use of
random stone wells, blue slate roofs and the sensitive door and window fenestration that are
ypical of the local vernacular architecture. Together with the retention of existing
boundary features, incleding stone walls ard vegetation, T consider the proposal would fiz in
weﬁudthﬂwchumuﬁhevﬂ]ngem&prmthachamctermdappmuﬂhe
conservation areg.

R T

Loss of habirat

16.

The appeal site was formerly an orchard but, other than the stone boundary walls that
remain, there are few, if any, remeining wxbcations of its former purpose. I have no
evidence that the tite harbours fauna or flora that warrants protection. However, existing
trees around the site perimeter would be retained emd supplemented by additional planting
which, to my mind, offers the opportunity to create 3 varied habitat that wonld be sttractive
to wildiife,

Sufficient tourist facilides

17,

1t is argued by some third parties that sufficient accommeodation, eating and pubs already
exist in the area I have been provided with no evidence to support this assertion. On the
other hand, one of the key objectives of the development plan is 1o encourage development
that would extend the range of tourism and visitor facilities in the Borough (RVLP Policy
RT1). The proposed development would therefore be consistent with the development plan
in this respect.

Other concerns rofsed

18,

18

I s2¢ ne reason why the fimited development proposed that is relative remote from other
residential properties and sdjscert 1o the car park of the public house would lead to
unacceptable noise and poliution. Nor do | have any evidence that the development would

" exacerbate existing sewerage probiems in the wﬂagﬂ In this, I nots that the Envirenment

Agmjr has raisad no objections,

I see no basis for rejecting the proposal on the basis that it would not create jobs. To the
contrary, any development that brings visitors and thetefors spending power mto the area
offers the potential fo create additional jobs either directly or indirectly. in this case, I
foresee that additional local jobs may be created as a result of the need to service and
manage the cottages, whilst the economic benefit of additional trade would suppost other
local businesses and thus help to foster further esrployment opportunities in the grea

Conditions

20.

1 have considered the conditions suppest~d by the Council in the fight of the advice and
tnodel conditions found in Circular 11/95 — The Use of Conditions in Planning Permissions.
In view of the location of the stz within the Waddington Conservation Area, [ intend to
impase the suggested conditios regarding materials and that in refation to door and window
details to ensure that the strong !ocal vernacular architectural traditions are maintained.
Adong with these requirernents, I consider it necessary to impose restrictions, 25 suggested
by the Council, to prevent the insppropriate extension of the cottages or the erection of
anciliary structures, hardstanding and fences thet would be harmiul to the enviroumental
guality of the comservation area, [ shall pchieve this by removing certzin “permitied
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development” rights. Retention of existing trees is necessary in view of their contribution
to the quality of the losal environment.

71. In the interest of highway safety and convenience, ihe suggested conditions requiring the
access to be kept free of cbstruction and for the erection of appropriaic signage ai
nevessary. Notwithstanding that additional traffic generated by the proposal would be
limited, given the ample outside eating and drirking areas associaied with the public house,
I consider a worthwhile benefit to highway safety would be achieved by the suggested
condition requiring the section of the forecourt nearest to the access point to be kept free of
obstraciion. '

22, Having regard to the provisions of the development plen, the proposed development is onfy
justified as an exception on the basis of its contribution to the provision of tourist or visitor
accommodation 4n the area, In these circumstances I igtend to impose the conditions
suggested by the Council restricting their ocoupation to such purposes and monitoring
oeclpation,

Conciusions

23, For the reasons given above and having regard to all other matters ratsed, 1 conclude that
the appeat should be allowed.

"Formal Decisian

24 Tn exercise of the powers transferred to me, 1 allgw the appeal and grant planning
permission for the comstruction of dNo. holiday cottages at site to the rear of The
Waddington Arms public house, Waddington, Clitherce in accordance with the terms of the

" application Ref 3/02/0905/P dated 24 Ociober 2002, and the plans subfnitted therewith,
subject to the following conditions:

1) The development hereby permitted shall be h_eguﬁ before the expiration of five years
from the date of this decision. : : :

2)  No development shall take place until samples of the materials to be used m the
sonstruction of the external suifaces of the cottages hereby permitted have been
submitted 1o and approved in writing by the local planning anthority. Development
shall be carried out in accordance with the approved details.

3} All doors and windows shall be in tirsber and retained as such thereafter,

4)  The existing trees on the site boundary shall be protected in accordance with BS5837
(Trees in relation to Construction). Any tree works required in the form of tree
surgery/praning must be carred out in accordince wilh B83998 for tree works and
shall not be carried out without prior consultation with and written consent from the
local planning authority.

5} The full width of the access to the site shall be kept clear of obstruction at all times,

6)  The forecourt of the public house adjacent 1o Branch Road between the access tothe
" coftages and the front doorway of the public house shall be kept clear of obstruclions
af all times. :

7)  Prior to the commencement of the development hereby approved & scheme of
signage denoting accesyegress 10 the gite shail have been submitted to and approved
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in writing by the local planning autborily. The approved scheme ghall be
ymplemented prior to the frst oceupation of any of the cotrages hareby approved.

8}  Notwithstanding the provisiens of the Town and Country Planuing {General
Permitted Development) Order 1995 (ot any Order revoking or re-chacting that
Order) agy fimte extepsions andfor alterations fo e dwellings, iachuding any

' development within the curtilage a3 defited in Schedulé 2, Part }, ClessescAdel -

shall 1iof be aarried ont Wﬁh&ﬂrﬁé;’ﬁfmﬂ: written-consént of the Jocal pledrdeg. @

)  Notwithstanding the provisions of the YTown and Country Planning (General
Permitted Development} Order 1895 {or zny Order sevoking of re-emacting that
Crder) any additional structures, bard standings or fences ss defined in Schedule 2,

Part 1, Clasges 2, F and G, and Part 1, Class A, shall not be carried out without the
formal written consent of the local planving anthority.

107 The units of accommodation hereby approved shall sot be Jet to or occupied by any
one perast or group of persons for a confimucus pericd of longer than 3 months in
any one year atd in any evert shall pot be used as permanent sceommodation. 4
register of persuns ocoupying the units shall be kept and submitied to the. Council for
mapection on a yearly basis.

INSPECTOR

Informatica

L. a:.&éﬁéi?&:'g._nmg- fv sttached setting out the circumstances in which the velidity of this
decision may be challenped by making an application to the igh Coukty "o F el 5 e

= This de_'r_.isim does not convey oy approval or consent that thay ba required under any
enactment, by-law, order or regulation other than section 57 of the Town and Country
Planning Act 1590,

¢ An applicant for any approval required by & condifion attacked to this permission has 2

statitory might of appeal to the Secretary of State if that epproval is refused or gramad

- gopditionally or if the suthority fails to give potice of its decision, within the prescribed
period. .

s+ Attention is drawn to the reduivements of section 76 of the Town and Country Planning Act
1990 concerning the provisions for the bensfit of the disabled. :
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RIBBLE VALLEY BOROUGH COUNCIL

Department of Devatopiet

Comneil Offices, Charch Walk, Clitharas, Lancashive, BRY 2RA

Telephone: 41200 425111 Fax: 01208 414458 Planning Fax: 51200 414487
Town and Country Planning Ace 1990

VARIATION OF CONDITION

AFPLICATION NO: 3/2009/0889

DECISION DATE: 16 April 2010

DATE RECEIVED: 13 February 2010

APPLICANT: AGIENT:
Mrs Barnes & Mr McEwan © JSanet Dixon Town Planters Lid
¢fo agent : 10A Whalley Road

Clitheroe

Lancs

BB7T 1AW

DEVELOPMENT  Application for the variation of condition op. L0 of planning consent 3/2002/0903P, to allow
PROPOSED: units [ and 2 to be used as permanent sccommoadation,

AT: Orchard Cottages off Clitheroe Road Waddington Lancshire

Ribble Valiey Bdrough Council in pursuance of its planning powers, hereby varies condition of plﬂnnling permission
dated for referred to in the schedule befow: ' '
REVISED CONDITION ANTY REASON:

1 The development must be begun no later than the expiration of three years beginning with the date of
thig permission.

REASON: Required to be impased in pursuance to Section 91 of the Town and Country Planning Act
1950.

2 This permission ‘shall relate to the amendment site dated 29 Yanuary 2010, rt_:ferances F2009/03894 and
' 3/2000/0889B. _ :

REASON: Far the avoidance of doubt since the proposal has been the suhiect of specified plans and
additional plans. :

3 Notwithstanding the provisions of the Town and Country Planming {General Permitted Develapment)
Order 1995 {or any Order revoking or re-enacting that Order} any future extensions and/or alterations to
the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to
H shail not be carried cut without the formal written consent of the Logal Planning Authority.

REASON: In the interests of the amenity of the area in accordance with Policies G1 of the Ribbie
Valley Districtwide Local Plan. '

4 . The gable window on the adjacent cottages shall ke of obscure glaze and shall remain in that manner in
perpetuity.

REASON: Tn order to protect adjacent residential amenity and to comp}}' with Policy G1 of the Ribble
Valley Districtwide Local Plan. :

PT.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTRNUED -

APPLICATION NO,3/2009/0389 : _ - DECISION DATE: 16 April ZUI.[_I

Policy (31 - Development Control,

Poicy ENY16 - Development Within Conservation Arcas,

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP4 - Employment.

Affordable Housing Memorandum of Understanding, '
Palicy L4 - Regional Housing Provision, Regionsl Spatial Strategy
PPS3 - Housing,

SUMMARY OF REASONS FOR APPROVAL

The proposal has no. significant detrimental impact on nearby residential amerily oor would it have an adverse
visual impact.

n

Note(s}

i For rights of appeal in respect of any condition(s)or reason(s) attached to the permission ses the
attached notes.

2 The appﬁcant is-advised that should thers be any deviation from the approved plan the Local Planning

Authority mmst be informed. Tt is therefore vital that any firture Building Regulation application must
comply with the approved planning application.

-

7

STEWARY BAILEY

DIRECTOR OF DEVELOPMENT SERVICES
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DATE INSPECTED: Zaﬁﬁuvamher 2012

Ribble Valley Borough Council % sy

S 3
DELEGATED ITEM FILE REPORT - APPROVAL = -+ | o3 [} ? 7 O
Ref: SW/EL
_Application Na: 3f2012/08221P
Development Proposed: Application to remove conditien 3 (occupancy period) of

planning permission 3/2008/0410/P to allow the haoliday
accommaodation to be used as a permanert residential
dwelling at The Saddle Room, Cross Lane, Waddington

CONSULTATIONS:; Parish/Town Council
Parish Council - No objections.

CONSULTATICNS: Highway/Water Authority/Other Bodies
Environment Directorate {County Surveyor) - No objections.

CONSULTATIONS: Additional Representations.
Mo comments received.

RELEVANT POLICIES:

Folicy G1 - Development Contral.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Qutstanding Natural Beauty.
Poticy H2 - Dwellings in the Qpen Countryside.
Poficy H15 - Building Conversions - Location.
Policy H23 - Removal of Holiday Let Conditions.
DMG1 — General Considerations.

DMG2 — Strategic Considerations.

EMZ - Landscape.

DMEZ — Landscape and Townscape Protection.
DMH3 - Dwellings in the Open Countryside.
DMH4 — The Conwersion of Bams and other Buildings to Dwellings.
National Planning Policy Framework.

CONMMENTS/ENVIRONMENTALFAONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

Consent is sought for the removat of a condition imposed an application 3/2008/0410/F
which detaited the conversion of an agricultural workshop to holiday coftags. Condition 3 of
that approval stipulates that the unit of accommodation formed should not be tet or occupied
by any one person or group of persons for a continuous period of longer than 3 months in
any calendar year and in any event, shall not be used as permanent accommodation.
Removal of this condition would allow permanant occupancy.

In present practice, what we presently have is an established built development with a
restrictive class of residential use. Given its restriction, | am of the opinion that the current
proposal should be freated as tantamount to the conversion of a rural building.  Paolicy H2
concerns itself with dwellings in the open countryside and allows for the appropriate
conversion of bulfdings fo dwellings provided they are suitably located and their furm, bulk
and general design are in-keeping with their surroundings... See Policies H15, H18 and H17
for further advice.

The building subject to this application has already undergone once scheme in 2 manner




which is in-keeping with its surroundings i terms of form, bulk and general design.
Therefore, # is a guestion over whether it is a suitable location that warrants further
consideration. When assessing the conversion of rural buildings fo dwellings, regard is had
to their location with Policy H15 of the Districtwide Local Plan offering detailed critaria on this
matier. The supporting text of the policy makes clear that the comversion of appropriate
buidings within seftfements or which form part of an afready defined group s accepiable.
Proffems arise however where fsolated buffdings and landscape such as bams are
propased for conversion,

The key matter in assessing locational criteria therefore, is whether the buillding, subject of
this application, would be considered as isolated or constitute part of an already defined
group. The building subject of this application does stand within a small group of buildings
that forms the overall farm complex. It does not appear as an isclated feature in the

landscaps and thus in locational terms, | am satisfied that the requiraments of Policy H15
are met.

I am mingful of the policies of the emerging Core Strategy as listed under the relevant policy
section of this report and | am of the opinion these carry forward the poticies of the
Districtwide Local Plan that have been referred to within this delegated report. | have also
had regard to the requirements of NPPF and am of the opinion that the scheme, when
assessed againgt the saved policies of Districtwide Local Plan, Hegulation 22 submission
Draft Core Strategy and NPPF should be given favourable consideration,

| thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL.

The proposat has no significant detrimental impact on nearby restdential amenity, nor would
it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be gramted.



