RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


11 MARCH 2010

REF:


CS/EL

CHECKED BY:


APPLICATION NO:
3/2009/0977/P
(GRID REF: SD 371408 433775)

PROPOSED FORMATION OF THE SOUTH WING OF THE OAKS INTO A HOLIDAY LET AT THE OAKS, OLD NAB ROAD, WHALLEY OLD ROAD, LANGHO

	PARISH COUNCIL:
	Objects to the application as they believe that the sub-division of a large dwelling into two separate units is prohibited under an existing planning policy.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections in principle to this application on highway safety grounds.  He is aware that this is a very lightly trafficked road and that significant development would be problematic.  However, he considers that the addition of a two bedroom holiday let, with an allocated parking space, would have a minor impact on traffic movements in the immediate area.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from nearby residents who object to the application on the following grounds:



	
	1.
	Increased noise nuisance as a result of a third holiday let at this site.



	
	2.
	It is stated in the Design and Access Statement that a previous application for the provision of three holiday lets at this site was refused due to over development of the site and compromising of a neighbouring amenity space.  A permission in respect of this application would also result in a total of three holiday lets at this site. 



	
	3.
	Despite the re-design of the garden wall at the corner of Old Nab Road and Whalley Old Road in York Village, this is still a very dangerous junction with extremely poor visibility.  The additional holiday let unit would therefore be detrimental to highway safety.



	
	4.
	The application documents do not mention their property which is actually the closest to the proposed holiday let so they will be most affected by the proposal.



	
	5.
	The fact that work has not started on the two approved holiday lets should not disguise the fact that this application seeks permission for a third unit.


Proposal

This current proposal is best described within the context of two previous planning applications.  

Application 3/2007/0874/P sought permission for the conversion of a former piggery building at this site to form three holiday lets plus the use of part of the existing dwelling as a self contained unit of holiday accommodation giving four holiday let units at the site in total.  Had that application not been withdrawn by the applicant, it would have been refused for reasons concerning highway safety and detriment to the amenities of the occupiers of the other dwellings in this small group of properties.

Application 3/2007/1139/P then sought permission for the conversion of the piggery building into two units of holiday accommodation (one unit within the piggery and the unit that would have utilised part of the existing dwelling having been deleted from the previous application).  The County Surveyor originally objected to that application for two units due to poor visibility to the right when exiting to Whalley Old Road/York Lane.  He said that this must be addressed before the development could proceed because holiday lets would bring new motorists each week who would not be familiar with the particular difficulties experienced at this junction.  In response to that objection, plans were received prior to the determination of the application which showed a reduction in the height of the front boundary wall of No 6 Whalley Old Road to a maximum of 1m.  This had been agreed between the applicant and the owner of that property and the appropriate Notice had been served on that owner.  The County Surveyor commented that those plans showed that the previously minimal sight line had been improved to the extent that he could withdraw his original objection to the application.  In July 2008, Committee approved the application 3/2007/1139/P subject to a standard holiday let occupation condition and a condition requiring the satisfactory implementation of the agreed alterations to the boundary wall at 6 Whalley Old Road.  Those alterations have subsequently been carried out.  

This current application seeks permission again for the use of part of the existing dwelling as a self-contained holiday let comprising lounge, kitchen/dining room, two bedrooms and a bathroom.  If approved, this would result in three authorised units of holiday accommodation at this property.

Site Location

The Oaks is a detached dwelling within a large curtilage on the south side of Old Nab Road.  It is served by a small access road off Old Nab Road which also provides access to four other residential properties.  The site is within the greenbelt.  

Relevant History

3/2007/0874/P – Conversion of piggery building and part of existing dwelling to form four units of holiday accommodation.  Withdrawn by the applicant.

3/2007/1139/P – Conversion of piggery building into two holiday lets.  Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

In common with the previous applications, the issues for consideration relate to highway safety, the amenities of nearby residents and compliance with greenbelt and recreation and tourism policies.

Policy RT1 of the Local Plan is supportive of proposals which extend the range of tourism and visitor facilities in the borough subject to the following criteria being met:

· The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings.

· The development should not undermine the character, quality or visual amenities of the plan area due to its scale, siting, materials or design.

· The proposal should be well related to the existing highway network and should not generate additional traffic movements of a scale or type likely to cause undue problems or disturbance.  Where possible, the proposal should be well related to the public transport network.

· The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas.  

As the application relates to part of an existing dwelling within a group of buildings, and as the use of part of the dwelling as a self contained holiday let does not involve any material external alterations, I consider that the proposal satisfies the first two of those criteria.

The comments of the County Surveyor as stated previously in the report, in my opinion, represent compliance with the other two criteria.

As the proposal does not involve any new buildings, it would not in any way detract from the openness of the greenbelt and would therefore not contravene the requirements of Policy ENV4 of the Local Plan.  

Nearby residents have objected to the application on the ground that it would adversely affect their amenities, principally in the form of noise nuisance.  The neighbours state that, in this regard, the application is the same as 3/2007/0874/P which would have been refused for two reasons had it not been withdrawn.  This contention by the neighbours, however, results from a misinterpretation of a comment made in the Design and Access Statement.  Whilst the withdrawn application involved the proposed conversion of the piggery into three units, it also involved a unit utilising part of the existing dwelling.  It was therefore for four units whereas this current application, if approved, would result in a total of three holiday let units at the site.  The application for four units would have been refused for a combination of neighbour amenity and highway safety concerns.

The highway safety concerns have been overcome.  Due to its distance from the neighbouring property, and the fact that there is an intervening detached building, I do not consider that the third unit now proposed would adversely affect the amenities of the neighbours sufficiently to represent a sustainable reason for refusal of the application.  

With regards to the comment of the Parish Council, there is no policy that would, in principle, prevent the use of part of an existing dwelling as a holiday let unit.

Overall, I consider the proposal to be acceptable and in accordance with the relevant polices of the Local Plan.

SUMMARY OF REASONS FOR APPROVAL

The proposed unit of holiday accommodation would not have any seriously detrimental effects upon the appearance and character of the area, the openness of the greenbelt, the amenities of nearby residents or highway safety.

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 proposal as shown on the submitted site location plan and drawing numbers 5007 and 5008.  


REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

3.
The unit of accommodation shall not be let to 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 a permanent accommodation.  A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON: In order to comply with Policies G1, ENV4 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant permission for its sub-division to form two units of permanent residential accommodation.

4.
Prior to the first use of the unit of holiday accommodation hereby permitted, a parking space for the sole use of the unit shall be provided to the satisfaction of the Local Planning Authority and, thereafter, shall be permanently retained clear of any obstruction to its designated use.


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

