
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2007/0739/P

	Development Proposed:
	Extension and alteration to out-building to create granny annex at Cuttock Clough House, Mill Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	A letter has been received from a nearby resident who objects to the application on the following grounds:

1.
This is not a granny annex but a self contained detached two bedroomed bungalow.  It could not be converted back into part of the main dwelling when it is no longer needed by the elderly relative.  

2.
The out-buildings which are to be converted were illegally erected in 2006.  The application should therefore be viewed as a new build development rather than as a conversion of existing outbuildings.

3.
The water supply to the existing dwelling is from a spring, and is shared with 4 other properties.  There is no provision in the legal documentation for water supply to either a new dwelling or a large extension at this property.  (This is a legal matter rather than a legitimate planning consideration).



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	Policy H9 – proposed development is detached and too large such that it would not constitute a modest level of accommodation which could be integrated back into the main dwelling when circumstances change.  



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

	Cuttock Clough House is a detached dormer bungalow to the east of a group of dwellings at Mill Lane, which runs off the eastern side of the Waddington Fell Road.  The property is not immediately adjoined by any other dwellings and is surrounded by open fields.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

An outbuilding on the western side of the dwelling has recently been extended and altered without permission, and the property owners were advised to cease any further works either permanently or until an appropriate planning permission had been sought and granted.

This application seeks planning permission for the completion of the alterations and extensions to the outbuildings, and for the building as extended to be used as a granny flat comprising a lounge, utility room, kitchen, bathroom and two bedrooms, one with an en-suite shower room.  

The submitted drawings give the false impression that the granny unit would be attached to the existing house.  It is actually detached.  For this reason, and due its size, I consider that the proposal would not constitute a modest level of accommodation which would be capable of integration into the main dwelling, or a use ancillary to the use of the main dwelling, when circumstances change.  As such, the proposal is contrary to Policy H9 of the Local Plan.

I therefore consider that planning permission should be refused for that reason.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 4 September 2007





TELEPHONE CLLRS:  YES / NO


DATE:














