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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Annex accommodation as holiday let accommodation for a temporary period of five years.

	Site Address/Location:
	Bridgeway 16 Brookes Lane Whalley Lancashire BB7 9RG

		

	CONSULTATIONS: 
	Parish/Town Council

	No Representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections to the proposal subject to the imposition of conditions.

	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection have been received objecting on the following grounds:

· Noise and disturbance
· Anti-social behaviour
· Inappropriate for residential area


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EC3: Visitor Economy
Key Statement EN5: Heritage Assets 

Policy DMG1: General Considerations
Policy DMG3: Transport & Mobility
Policy DMB3: Recreation and Tourism Development
Policy DME4: Protecting heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/0108:
Application for the discharge of condition 3 (materials) from planning permission 3/2016/0030.  (Approved)

3/2016/0030:
Proposed garage and annex (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing annexe building located within the residential curtilage of 16 Brookes Lane Whalley.  The site is located within the defined settlement limits of Whalley being within a largely residential area.  The western extents of the site is located within the defined Whalley Conservation Area, with the area upon which the building is located being located outside of the aforementioned designation.


	Proposed Development for which consent is sought:

The proposal seeks temporary consent, for a period of five years, for the change of use of the first floor of an existing annexe building from that of annexe accommodation to that of holiday accommodation.


	Principle of Development:

Given the proposal seeks to create a new unit of holiday accommodation, Key Statement EC3 and Policy DMB3 are engaged for the purposes of assessing the application.  

Key Statement EC3 lends general support for the creation of additional holiday accommodation stating that ‘Proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions. Significant new attractions will be supported, in circumstances where they would deliver overall improvements to the environment and benefits to local communities and employment opportunities.’.  

Policy DMB3 is also generally supportive of proposals that seek to enhance the range of tourism and visitor facilities within the borough stating that:

Planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough.  This is subject to the following criteria being met:

1. The proposal must not conflict with other policies of this plan;
1. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;
1. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;
1. The proposals should be well related to the existing highway network.  It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. where possible the proposals should be well related to the public transport network;
1. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and
1. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. failing this then adequate mitigation will be sought.

In respect of the above, both policy DMB3 and Key Statement EC3 are generally supportive of the creation of new holiday accommodation.  However, the first criterion of Policy DMB3 requires that proposals should not result in conflict with the inherent criterion of the policy itself, but additionally should not result in any conflict with other policies within the development plan.

As such, where such conflict exists or is identified, either through direct conflict with DMB3 or by virtue of conflict with other policies within the development plan, the general support afforded by Policy DMB3 is considered to be fully disengaged.

As such and taking account of the above matters, notwithstanding other development management considerations, it is considered that the principle of the development fully accords with the aims and objectives of both Key Statement EC3 and Policy DMB3.

Additionally, the location of the proposal, within the defined settlement limits of a principal settlement, is also fully supported by the locational and spatial aspirations for new development as embodied within Key Statement DS1 which seeks to focus development towards the boroughs principal settlements.  With the proposal further aligning with Policy DMG2 which requires that development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.


	Impact Upon Residential Amenity:

The building to which the application relates lies within the existing residential curtilage of number 16 Brookes Lane and currently operates as annexe accommodation ancillary to the dwelling.  The proposal seeks consent for a temporary use from that of a residential annexe to that of holiday accommodation.  The submitted details propose that the level and provision of existing habitable accommodation will remain, being two-bedroomed accommodation with a lounge, kitchen, and shower-room.

As such, given the level of accommodation proposed remains commensurate with that of the existing annexe accommodation.  It is not considered that the temporary change of use will result in any measurable intensification of use or level of activities over and above that of the existing annexe, that would result in any measurable or quantifiable detrimental impacts upon nearby residential amenity.  As such it is not considered that the proposal will raise any direct conflicts with Policy DMG1 in this respect.

It is noted that the applicant proposes to install obscure glazing at first floor on the west facing elevation of the existing building to protect the residential amenities of the existing dwelling.  However, given a condition will be imposed that will preclude the separate sale of the holiday unit, it is not considered that the installation of this obscure glazing need be conditioned.  Particularly given it is logical to assume that the management of the holiday accommodation will be undertaken by those inhabiting the main dwelling.


	Visual Amenity/External Appearance / Impact upon Designated Newton Conservation Area:

The submitted details propose the temporary change of use of part of an existing building from that of residential annexe accommodation to that of holiday accommodation.  The submitted details do not propose any exterior changes or alterations to the existing building save that for the installation of obscure glazing on the west elevation (wrongly annotated at south on submitted details).  

As such, taking account that the external appearance of the building remain largely unaltered, it is not considered that the proposal would result in any direct conflict with Key Statement EN5 or Policies DMG1 or DME4 of the Ribble Valley Core Strategy in that it will not result in any undue measurable impact upon the character or visual amenities of the designated Whalley Conservation Area nor the character or visual amenities of the area.


	Landscape/Ecology:

No implications resultant from the proposal.


	Other Matters:

It is noted that the submitted existing floorplans would indicate that the current configuration of the building is in breach of condition 4 of application 3/2016/0300 which reads as follows:

The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.

In light of the above it could be argued that the development as previously approved is rendered unlawful.  Notwithstanding this matter, for the avoidance of doubt the condition will be reimposed to ensure the use of the building at ground floor level, albeit partially, for its intended purpose given there is no direct significant measurable harm, at present, from the above referenced breach of condition.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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