
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/MN

	Application No: 
	3/2004/1016/P

	Development Proposed:
	SUB-DIVISION OF DWELLING TO CREATE ONE DWELLING AND ONE HOLIDAY COTTAGE AND LAYING OUT OF PARKING SPACE AT 2 STOPPER LANE, RIMINGTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections, indeed wish to state that the use of the building in this way may contribute to the provision of affordable housing.  They were surprised at RVBC’s refusal of this application last time and note the additional provision of one parking space.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development has similar traffic implications to the previous proposal ref 3/04/274 but with this application the applicant has indicated an area for parking.  However, the proposed location is totally unsuitable within the area of a road junction and, therefore, I must again recommend refusal of the application in the interests of highway safety.



	CONSULTATIONS: Nearby Residents

	Three letters of objection have been received which raise the following points.

1.
The forms state there is no legal right of way at the rear of the property, this is incorrect.

2.
A close inspection of the plan shows each unit is a twin of the other, thus the application should be for two new dwellings with all the incumbent problems that brings.

3.
The parking space is not sufficiently large enough to comfortably accommodate one vehicle.

4.
Questions over whether the applicant owns the land for parking.

5.
Concerns over security issues arising from a holiday let.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



	POLICY REASONS FOR REFUSAL:

	Policy G1 – Highway safety and lack of private amenity space.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought to sub-divide an existing three storey dwelling into two units – one of which is for holiday let purposes.  There are some external alterations proposed to facilitate use as two units.

There is minimal outside amenity area to the rear, although the plans do depict a detached area of land on which it is proposed to provide parking.  In terms of the principle of use, the scheme would not increase the housing stock of the Borough and thus subject to amenity criteria would, in principle be acceptable.  However, the County Surveyor has commented that the area set aside for parking is unsuitable and recommends that the application be resisted.  I must also express concern about the level of amenity space which for the two units proposed would be cramped.  Whilst I accept that there is no set standard for such matters, I believe that the space is inadequate for the proposed uses and that the privacy of the adjacent property whose rear private space would be compromised by access being gained through it to the area concerned could be reduced.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 19 NOVEMBER 2004 





TELEPHONE CLLRS:  YES / NO


DATE:














