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APPROVAL
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APPLICATION NO:  3/2009/0889/P
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PROPOSED VARIATION OF CONDITION 10 OF PLANNING CONSENT 3/2002/0905/P TO ALLOW UNITS 1 AND 2 TO BE USED AS PERMANENT RESIDENTIAL ACCOMMODATION AT ORCHARD COTTAGES, OFF CLITHEROE ROAD, WADDINGTON

	PARISH COUNCIL:
	No observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS AND INFORMAL SITE NOTICE:
	One letter of objection has been received which states that change of use would make a mockery of conservation planning and control and allow profitable manipulation of the original unwanted development in a Conservation Area located centrally to Waddington.  Allowing this application would make a precedent for the remaining cottages.  Request that the application be refused. 


Proposal

This proposal seeks to vary the condition relating to the use of two buildings of holiday cottages to enable them to be occupied as permanent residential accommodation.  Condition 10 states that the units of accommodation hereby approved shall not be let or occupied by any one person or group of persons for a continuous period of longer than three months in any one year and in any event shall not be used as permanent accommodation.  A register of persons occupying the unit shall be kept and submitted to the Council for inspection on a yearly basis.  It should be noted that this application relates to only two of the four cottages.

Site Location

The site is located in a central area of Waddington and to the rear of the Waddington Arms car park.  It is within the Waddington Conservation Area as well as the Area of Outstanding Natural Beauty.  

Relevant History

3/20002/0358/P – Erection of five holiday cottages and associated external works.  Refused.

3/2002/0905/P – Erection of four holiday cottages and associated external works.  Refused.  Allowed on appeal.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP4 – Employment.

Affordable Housing Memorandum of Understanding.

Policy L4 – Regional Housing Provision, Regional Spatial Strategy 

PPS3 - Housing.  

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in relation to this application are the principle of the development, residential amenity and highway safety.  In respect of highway safety the proposal would not generate a significant change in the nature of the use of the building and, as such, I do not consider there to be any highway issues.  Members may be aware that originally the scheme for holiday cottages was refused planning permission based on highway safety but on appeal the application was allowed.  

In relation to residential amenity I consider that the proposal will not result in any significant harm to adjacent residential amenity given that there is an existing residential use albeit in the form of a holiday cottage.  There would not be any more overlooking but one could take the view that the nature of the use may change slightly in that there would be the likelihood of 100% occupation and the rear gardens would be used in a different way.  The two units the subject of this application back on to agricultural land and, as such, are a considerable distance away from adjacent residential properties.  A revised plan has been submitted which would effectively allow control in relation to a gable window of one of the remaining holiday lets so as to protect residential amenity in relation to these properties.  

In respect of the principle of the scheme, and although technically this is for a removal of a condition, it can be seen as a change in the nature of the use of the holiday let to residential without any restriction.  

On this basis it may be appropriate to have regard to Policy EMP11 which relates to the loss of employment generating sites and request that details be submitted of attempts to be made to secure alternative employment.  I do not consider that this is appropriate in this instance given the small scale nature of this development.  Furthermore, the applicant has indicated in a supporting document details regarding the viability of the current business venture.  This confirms that the turnover of the business has declined due to a decline in occupancy rates.  They have also indicated that the cottages are still widely advertised through the tourist board but consider in the current financial situation the development of the four cottages could not be sustained at this site and, as such, applicants have the need to consider alternative uses.  A financial statement has been prepared which confirms this scenario.  

In considering the principle of development it is relevant to have regard to recent planning policy as expressed in PPS3, the Regional Spatial Strategy and the Affordable Housing Memorandum of Understanding which are all material considerations.  The Regional Spatial Strategy supersedes the Districtwide Local Plan in that it provides more up to date policy in line with PPS3 which, in turn, sets out the underlying objectives in relation to affordable housing and housing in general.  In relation to the Housing Memorandum as the proposal only relates to two dwellings it is below the threshold to acquire an element of affordable housing and, as such, regard needs to be given to national policy statements.  National guidance requires the Council to demonstrate an ongoing five year supply of housing and specifically paragraph 71 goes on to say that in situation where local planning authorities cannot demonstrate there is a five year supply of deliverable sites they should consider favourably planning applications for housing having regard to policies in the planning policy statement 3 including considerations in paragraph 69.  Paragraph 69 details the factors that councils should have regard to when deciding planning applications. Some of the criteria include the suitability of the site for housing which would have regard to environmental suitability and using land effectively.  I am of the opinion that this site is in a suitable location within the settlement of Waddington although it could not be regarded originally as an infill plot.  

I am fully aware of the concerns expressed by the objector but am of the opinion that in the light of current policy and, in particular the national guidance in relation to housing, that it would be inappropriate and ill advised to resist 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 planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the amendment site dated 29 January 2010, references 3/2009/0889A and 3/2009/0889B.

REASON:  For the avoidance of doubt since the proposal has been the subject of specified plans and additional plans.  

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 of the Ribble Valley Districtwide Local Plan.

4.
The gable window on the adjacent cottages shall be of obscure glaze and shall remain in that manner in perpetuity.  


REASON:  In order to protect adjacent residential amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

