Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2010/0017/P

	Development Proposed:
	Proposed conversion of the existing domestic garage into a single unit of holiday accommodation at Bowtree House, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection in principle to the application on highway safety grounds as the development would have no impact on the immediate highway network as all parking and manoeuvring would take place within the grounds of Bowtree House.  The efficient use of the parking spaces and manoeuvring areas would however benefit from being clearly defined on site.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.



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

	The application relates to one of two houses that were erected on a former caravan site at Mill Lane off Slaidburn Road, Waddington following planning permission granted in 1992.  Following the permission for the dwellings themselves, planning permission was granted for a detached double garage at this particular property in 1993 (3/93/0762/P).  That original garage building is of stone construction with a pitched slate roof and is sited to the front/north eastern side of the dwelling itself.  

The end of the garage closest to the house has been converted (as permitted development) into additional ancillary living accommodation for the dwelling which I understand at one time was occupied by the applicant’s son.  Permission was then granted under reference 3/2005/0463/P for the conversion of the remaining two thirds of that building to provide a small unit of holiday accommodation comprising a lounge/dining/kitchen room and internal porch and WC on the ground floor with a bedroom and shower room within the roof space.  That permission has not been implemented but will remain extant until 19 July 2010.

Planning permission was then granted for a detached garage in the south western corner of the curtilage (3/2005/0904/P).  That permission has been implemented.  The garage has dimensions of 7.1m x 7.6m.  It is built on sloping ground so that there is a storage area beneath part of the ground floor, and it has a pitched roof  providing a further storage area within the roof space.

P.T.O.

Permission is sought for the conversion of the ground floor to form a unit of holiday accommodation comprising a lounge, dining room, kitchen, bedroom and bathroom.  The two storage areas would continue to be used for storage purposes.

The applicant has stated that he would be willing to revoke permission 3/2005/0463/P as he says he has no intention of converting the other garage into a holiday let.  I do not consider such revocation to be necessary, however, as, even in the unlikely event of the applicant deciding to form two holiday lets, there would be adequate parking spaces available within the site to serve the existing dwelling and two units of holiday accommodation.

The garage to which this current application relates is not close to any other dwellings.  I do not therefore consider that the proposal would have any seriously detrimental effects upon the amenities of any nearby residents.  I also consider that the amenities of neighbours would not be seriously harmed even if two holiday lets were to be formed at the site. As only minimal external alterations are proposed to the building, there would be no detriment to the appearance of the Area of Outstanding Natural Beauty.

Overall, therefore, subject to the standard holiday let condition, I can see no objections to the application which, in my opinion, complies with the relevant policies of the Local Plan.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no seriously detrimental effects on the appearance of the Forest of Bowland Area of Outstanding Natural Beauty, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 March 2010














