Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2014/0207/P

	Development Proposed:
	Proposed change of use from dwellinghouse to bed and breakfast accommodation at 58 West View, Clitheroe Road, Waddington 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments to make on this application.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT2 - Small Hotels and Guest Houses.

Ribble Valley Core Strategy Regulation 22 Submission Draft – Post Submission Version (including proposed main changes)

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets. 

Policy DMB3 – Recreation and Tourism Development.



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

	The application relates to a two storey terraced house on Clitheroe Road in the centre of Waddington village and within the Conservation Area.  The property is attached to a single storey section of the Waddington Arms to the north and to another two-storey house to the south.

The existing layout of the property is such that there is a front section and a rear section, each of which has a staircase.  At the front there is a lounge and a dining room with two bedrooms above, both of which have en suite shower/wc rooms.  In the rear section there is a kitchen (that adjoins the front dining room), a back lounge/bedroom, a utility/boiler room with two bedrooms and two shower/wc rooms above.

Permission is sought to change the use of the front section to provide two guest bedrooms on a bed and breakfast basis.  Guests would utilize the dining room and the front lounge.  The proposal would not necessitate or involve any external alterations. As such, there would be no detrimental effects upon the appearance or character of the Conservation Area.  

The proposal had been the subject of a pre-application enquiry, the Council’s response to which was that there did not appear to be any objections in principle because rural tourism is generally supported within both local and national policy (Policies RT1 and RT2 of the Local Plan, Policy DMB3 of the emerging Core Strategy and Section 3 of NPPF are applicable).

At pre-application stage, the Lancashire County Council Highway Engineer commented as follows:

“I would prefer parking generated by the use to be accommodated off-highway. I presume this is not a possibility for this terraced house and consequently parking would have to be on the highway.  For two additional cars parked on the highway in Waddington, I would not object mainly because it appears that there is some space available on the highway for parking.  Also there is no record of collisions on the nearby roads and this probably reflects the caution with which people drive through the village in response to the narrow roads and poor visibility in places.  In addition the nearby public house has its own parking area at the rear.”

As the application is for the same proposed change of use as described in the pre-application enquiry, the Highway Engineer has confirmed that he has no comments to make on the application.

I concur with the advice that was given at pre-application stage and can see no objections to the application subject to a condition to specify that the permission relates to the provision of no more than two bedrooms for guest accommodation.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














