Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0751

	Development Proposed:
	Application to remove condition No.2 of Planning Permission 3/2013/0852P at The Field Old Hive, Chipping.

	CONSULTATIONS: Parish/Town Council

	No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objection but requests the use of two conditions relating improvements to the construction and drainage of the access road.



	CONSULTATIONS: Additional Representations.

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

ENV1 – AONB.

G5 – Outside Main Settlements.

H2 – Dwellings in the Open Countryside.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DMG2 – Strategic Considerations.

DME2 – Landscape and Townscape Protection.

DMH3 – Dwellings in the Open Countryside & AONB.



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

	This application seeks to remove a condition attached to a previous consent relating to a self-contained annex at The Field, Old Hive, Chipping. The site is located within Forest of Bowland Area of Outstanding Natural Beauty (AONB).

The application in question; 3/2003/0852 granted consent for a granny flat extension. One of the conditions attached to this approval (Condition No.2) stated ‘The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.’ This condition ensured that the annex accommodation that was granted remained part of the main dwelling.

This application seeks to remove this condition restricting the occupancy of the property. This would allow the resulting dwelling to be occupied as a wholly independent property.

No development is proposed within this application. There will be no material changes or alterations to the exterior of the building. The only change that would occur would be the way in which it could be occupied separately from the existing dwelling of The Field.

The application site is located on land that under the Districtwide Local Plan would have been open countryside by virtue of its location outside of the defined settlement boundary of the village of Chipping. However it is acknowledged that the settlement boundaries defined within the Districtwide Local Plan are now out of date. 

In this particular instance however the site does benefit from being in close proximity to the village centre of Chipping. There is a bus stop within 400m of the site whilst other amenities such as a school, shops, public house and church are within 600m of the site. Both of which are considered to be within acceptable standards when measured against the CIHT Document ‘Providing Journeys on Foot’. 

Therefore whilst the site may lie outside of the previously defined settlement boundary of Chipping it is not considered to be isolated from the village as it is contained within the general built up/housing area of Chipping. 

The removal of the existing occupancy condition would result in development that would be tantamount to conversion of the existing building. Policy H2 of the DWLP supports dwellings in the open countryside that would consist of; ‘The appropriate conversion of buildings to dwellings provided they are suitably located and their form, bulk and general design are in keeping with their surroundings.’ Policy DMH2 of the emerging Ribble Valley Core Strategy also supports this position.

No exterior alterations, or extensions are proposed to the building. I therefore do not expect the buildings relationship to the character and setting of the landscape to drastically alter. There would therefore be no visual impact upon the landscape over and above that which may already exist.

The County Surveyor (Highways) has examined the application and whilst raising no objections to the proposals on highway grounds, he has requested the inclusion of two conditions in the event of approval been granted. The conditions requested relates to the applicant undertaking a scheme of surfacing and drainage to the to the access road and completing this work within a defined time period.

However as this application is seeking to delete a condition previously attached to a granted consent then it is not possible to attached new conditions.  

Therefore to conclude the village of Chipping is readily accessible by foot from the site and despite the dwelling proposed not being ‘affordable’ dwellings, it is effectively a small-scale conversion of an existing building and is considered appropriate development. I therefore see no material objections to granting the removal of condition and recommend accordingly. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That the removal of condition is granted.


DATE INSPECTED: 














