Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0825/P

	Development Proposed:
	Extension and alterations to outbuilding 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.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.



	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 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.  

In 2007 an outbuilding on the western side of this dwelling was extended and altered without planning 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.  

Subsequent planning application 3/2007/0739/P sought permission for the completion of the alterations and extensions to the outbuildings, and for the building as extended to be used as a granny annex comprising a lounge, utility room, kitchen, bathroom and two bedrooms, one with an en-suite shower room.  As the proposed annex was detached, and due to its size, it was considered that the proposal would not constitute a modest level of accommodation which would be capable of integration into the main dwelling, or use ancillary to the use of the main dwelling, when circumstances change.  As such, the proposal was considered to be contrary to Policy H9 of the Local Plan and permission was therefore refused for that reason.  A subsequent appeal was dismissed, principally because the Inspector agreed with the Council that there was no functional link between the annex and the main house contrary to the requirements of Policy H9 of the Local Plan.

Prior to the appeal decision being made, a further application (3/2007/1039) had been submitted and approved subject to conditions.  This was for a scheme in which the annex was linked into the main dwelling and comprised a lounge/dining room, one bedroom with en-suite shower room, kitchen, bathroom and utility room.  Part of the existing building was also to be used as a garage, whilst another part of the existing building was not shown to be part of the proposal and was required by a condition on the permission to be demolished.  

The living accommodation in the approved scheme had a floor area of 137m2.  In this current application, the living area is slightly smaller at a 132m2.  This is achieved because the living room is smaller, but the linkage with the house and connecting door remain the same as in the approved scheme.  The proposal also includes a single garage as in the approved scheme.  The garage, however, in this current application is to be in the part of the building that was required to be demolished under the approved scheme.  

The proposed scheme therefore has living accommodation of a slightly smaller size than the approved scheme, the provision of a link with the main house similar to the approved scheme, and a single garage as in the approved scheme.  As the approved scheme is extant and could be implemented, I can see no objections to the current application which, effectively, comprises relatively minor alterations to that previously approved proposal.  

I therefore recommend that permission be granted subject to similar conditions to those previously imposed.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














