Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2009/0015/P

	Development Proposed:
	Change of use of annex accommodation to an independent dwelling at Parkside Bungalow, Waddington Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G6 - Essential Open Space.



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

	Parkhill is a residential property situated on the northeast side of Waddington Road adjacent to the northwest settlement boundary of Clitheroe.  The property comprises a substantial detached house set well back from the road and standing in extensive grounds that include a former garage, that is now converted for use as an annex accommodation, and further garaging.  This application relates to the annex accommodation that is known as Parkside Bungalow, and the immediately adjacent garden.  The remainder of the property that is in the applicant’s ownership is defined in blue on the submitted plans.

The whole of the application site, including the blue edged land, lies within the settlement boundary of Clitheroe, the western boundary of which coincides with the north and west boundaries of Parkhill.  The whole of Parkhill, but none of the land beyond its boundaries, is designated by Policy G6 in the Local Plan as Essential Open Space, whilst land beyond the settlement boundary is designated as open countryside.  Land to the southeast of the application site and within the settlement boundary is wholly built up and in residential use.  Brungerly Park lies between Parkhill and the River Ribble, with land in the wider vicinity predominantly in agricultural use and containing scattered residential development.

The annex, which was formerly a detached garage, was granted planning permission under reference 3/97/0845/P to be converted to provide annex accommodation subject to a condition limiting its use to that as annex accommodation only and not as a separate dwelling.  This restriction was also made the subject of a Section 106 Agreement.

A previous application (3/2006/0119/P) for the change of use of the annex to a separate dwelling was refused for the sole reason that the proposal would add to the significant over supply of residential development within the Borough to the detriment of the policies that were applicable at that time (ie Policy 12 of the Joint Lancashire Structure Plan, the Council’s SPG: Housing and Alterations 1 and 7 of the Local Plan Alterations Review).

Since the approval of the Regional Spatial Strategy, the Council is no longer in a position of housing over provision.  The creation of an independent dwelling within the settlement boundary of Clitheroe is now therefore acceptable in principle and in accordance with the currently applicable housing policies.

I do not consider that the change of use from annex to independent dwelling would have any effect on the visual quality and general openness of the site.  Policy G6 of the Local Plan will therefore not be contravened.  The effects on the Essential Open Space, in any event, did not form a reason for refusal of 3/2006/0119/P.  There would also, in my opinion, be no detrimental effects on the amenities of any nearby residents or upon highway safety.

Overall, and in line with the currently applicable policies, I can see no objections to this application.



	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: 














