Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/MN

	Application No: 
	3/2005/0463/P

	Development Proposed:
	Conversion of existing garage into holiday let at Bowtree House, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The scale of the proposed development should  not lead to any additional problems along Mill Lane, but I am concerned that approval of this application could create a precedent for further applications of a similar nature, which would cumulate in unacceptable conflict along this unadopted single track road along which runs Public Footpath No 7.  Therefore if the development does not comply with your conversion policies, I would be prepared to support a refusal of the application on highway grounds.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



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

	The application relates to one of the two houses which were erected on a former caravan site at Mill Lane off Slaidburn Road, Waddington following planning permissions granted in 1992.  Following the permission for the dwellings themselves, planning permission was granted for a detached double garage at this particular property in 1993 (3/93/0762/P).  The garage is of stone construction with a pitched slate roof and is sited to the front/side of the dwelling itself.  

The end of the garage closest to the house has already been converted (as permitted development) into additional ancillary living accommodation for the dwelling (which I understand has been occupied by the applicant’s son).  Permission is sought for the conversion of the remaining two thirds of the building to provide a small unit of holiday accommodation comprising a lounge/dining/kitchen room, an internal porch and WC on the ground floor with a bedroom and shower room within the roof space.  Externally, in the front elevation, the garage door would be replaced by an entrance door and window, and a Velux rooflight would be formed in the front roof slope to provide light to the bedroom.  A Velux roof light would be formed in the rear roof slope to serve the shower room.  There are no existing windows in the side and rear elevations, and none would be formed as part of the proposal.  Subject to a condition to prevent the formation of any doors or windows in these elevations, the proposed use of the garage as a holiday let would not have any detrimental effects on the amenities of the occupiers of the adjoining house.

There is space at the side of the garage which could be used for the parking of one car in association with the holiday let, and there is more than sufficient remaining hard surface within the curtilage to accommodate the applicant’s own vehicles.  The matter of parking could, however, be formalised by an appropriate condition.

Subject to appropriate conditions, I consider that the formation of the small unit of holiday accommodation would satisfy the general aims of Policy RT1 of the Local Plan to increase the range of tourism facilities without any detriment to the appearance of the AONB, the amenities of nearby residents or highway safety.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no detrimental effects on the appearance of the Forest of Bowland Area of Outstanding Natural Beauty, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22 JUNE 2005 














