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	Development Description:
	Proposed change of use of the annex to use as a holiday cottage, minor changes to external fenestration and conversion of garage to a lounge.

	Site Address/Location:
	Annex at Cuttock Clough House, Mill Lane, Waddington, BB7 3JJ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 11/5/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Recommended for refusal of the application in the interests of highway safety.

	

	RVBC Environmental Health:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	Nine objections from seven households have been received in relation to the proposal which are summarised as follows:

· Principle of proposed development unacceptable 

· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity

· Impact of the proposal upon highway safety

The objections received also make reference to a number of non-material planning considerations including issues relating to land ownership and the overprovision of holiday let accommodation. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN3: Sustainable Development and Climate Change
Key Statement EC3: Visitor Economy
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG3: Transport & Mobility
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DMB3: Recreation and Tourism Development
Policy DMB5: Footpaths and Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2008/0825:
Extension and alteration to outbuilding to create "granny" annex. (Approved)

3/2007/1039:
Extension and alteration to outbuilding to create granny annex. Re-submission. (Approved)

3/2007/0739:
Extension and alteration to outbuilding to create granny annex (Refused, dismissed on appeal)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an annex building situated in the Forest Of Bowland AONB on the Northern outskirts of Waddington at the Eastern end of Mill Lane. The annex lies directly adjacent to the residential property of Cuttock Clough House and comprises a single storey building with an ‘L’ shaped footprint which contains a lounge, utility room, kitchen, integral single garage and two ensuite bedrooms. The annex consists of stone elevations, slate roof tiles and brown UPVC doors and windows with a gabled roof pitch covering the building’s integral garage, kitchen, utility room and rear bedroom and a flat roof section covering the building’s front bedroom and lounge. The annex was previously attached to Cuttock Clough House via a link section from the North-western side elevation of the building’s lounge however this link section has since been removed and it is understood that the annex building and Cuttock Clough House are currently in separate ownership. The annex building shares a vehicle access with Cuttock Clough House with access to the application site being off Mill Lane which also serves as a Public Right Of Way. A cluster of residential dwellings and holiday let properties lie to the South-west on Mill Lane with the wider area comprising a mixture of agricultural land, woodland and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for a proposed change of use of the annex building to a holiday let cottage. The proposed change of use would involve the conversion of the building’s integral garage element to a lounge area with the double doors of the integral garage to be replaced with a set of bi-folding doors. The building’s existing lounge area is to be converted into an additional bedroom. Access to the building is proposed via the existing vehicle access which serves Cuttock Clough House. The designated access for the annex would run through the front garden area currently serving Cuttock Clough House and along the front South-eastern elevation of the building (currently a patio area) to adjoin with a proposed vehicle parking and turning area (currently a grassed area).


	Principle of Development:

Key Statement EC3 of the Ribble Valley Core Strategy states:

‘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.’

Policy DMB3 of the Core Strategy offers some expansion on the above:

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; 

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

3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design; 

4. 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; 

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

6. 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 the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will also apply: 

1. The proposal should display a high standard of design appropriate to the area. 

2. The site should not introduce built development into an area largely devoid of structures

In addition to the above, Key Statement DMI2 of the Core Strategy states:

‘New development should be located to minimise the need to travel. Also it should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car.’

Furthermore, Policy DMG1 states:

‘Consider the potential traffic and car parking implications, ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated [and] provide adequate day lighting and privacy distances.’

Moreover, Policy DMG3 states:

‘In making decisions on development proposals the local planning authority will, in addition to assessing proposals within the context of the development strategy, attach considerable weight to the relationship of the site to the primary route network and the strategic road network [and] proposals which promote development within existing developed areas or extensions to them at locations which are highly accessible by means other than the private car…all development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards.’

In this instance, the proposal relates to the creation of new tourist accommodation that could potentially offer small scale benefits to the economy of the Borough. As such, the proposal would broadly accord with Key Statement EC3. In addition, the annex building to be converted is situated directly adjacent to Cuttock Clough House and lies within reasonably close proximity to other dwellings on Mill Lane. The proposed conversion of the annex would involve minor small scale alterations to the building that would not undermine the character or visual amenities of the area and it is not anticipated that the proposal would have any undue impact upon aspects of nature conservation. Accordingly, the proposed development would be compliant with criteria points 2, 3, 6 of Policy DMB3 and it is not considered that the proposal would be in conflict with the two additional criteria in relation to development within the AONB.

Notwithstanding the above, the proposal would be in conflict with numerous other criteria within the above referenced Core Strategy policies. In this instance, the annex building to be converted is accessed via Mill Lane which is a single width track of substandard construction with no passing places or street lighting. As such, use of the annex building as a holiday let property would more than likely generate additional traffic movements of a scale and type likely to cause undue problems and disturbance. These concerns have also been raised by Lancashire County Council Highways who have recommended for refusal of the application on this basis. In addition, the nearest public transport links to the application site are located approximately 2.5 kilometres away within the village centre of Waddington therefore users of the proposed holiday let would be largely reliant upon the use of a private motor vehicle. Furthermore, additional concerns have been raised by the LHA with regards to potential conflicts within the application site between vehicles accessing the holiday let and vehicles belonging to the occupants of Cuttock Clough House. In addition, use of the proposed holiday let poses numerous implications for the directly adjacent residents of Cuttock Clough House with regards to noise disturbances and loss of privacy however no information has been provided in relation to how such issues will be mitigated. 

Taking account of all of the above, the proposed development would fail to satisfy the requirements of Key Statement DMI2 and Policies DMB3, DMG1, DMG3 of the Core Strategy and is therefore considered to be unacceptable in principle.


	Impact Upon Residential Amenity:

Planning consent was granted for use of the building which forms the basis of this application as a ‘granny’ annex as part of planning application 3/2008/0825. A planning condition was imposed as part of this consent which restricted occupancy of the annex to family members with a stipulation that the annex was not to be used as a separate unit. This condition was imposed on the basis that use of the annex as a separate unit could be injurious to the amenities of the neighbouring occupants of Cuttock Clough House.

In this instance, the applicant proposes to utilise the annex building as holiday let accommodation which in this case carries a number of implications with regards to its impact upon the amenity of the directly adjacent neighbouring residents living at Cuttock Clough House. 

The first of these issues relates to loss of privacy in as much that visitors unrelated to the occupants of Cuttock Clough House would have full view of the front garden area belonging to Cuttock Clough House from the lounge windows of the annex building. Users of the holiday let would also have unrestricted views towards the aforementioned front garden area from the front of the annex. As such, use of the annex as holiday let accommodation would result in an unacceptable loss of privacy to the directly adjacent neighbouring residents of Cuttock Clough House. 

Furthermore, use of the annex as proposed would likely lead to frequent occurrences of comings and goings to and from the annex building, some of which would be during unsociable hours (and in turn always through the front garden area belonging to Cuttock Clough House). In addition, the residents of Cuttock Clough House would likely be subjected to outdoor noise from users of the annex building’s garden area given the proposed use of the building. As such, use of the annex building as holiday let accommodation would likely lead to noise and other disturbances during periods when the neighbouring occupiers would likely be at home and would have a reasonable expectation of peace and quiet which in turn would be of detriment to their amenity.

Paragraph 130 of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

In addition, Policy DMG1 of the Core Strategy requires all proposals for development to provide adequate privacy distances and consider the effects of development upon existing amenities however in this instance the proposed change of use would have a severe impact upon the amenity of the neighbouring occupants of Cuttock Clough House and, as previously stated, no information has been provided in relation to how issues of privacy and noise are to be mitigated. As such, the proposal fails to satisfy the requirements of Policy DMG1.


	Visual Amenity/External Appearance:

The proposed conversion of the annex would involve a minor small scale alteration to the front elevation of the building’s integral garage whereby the existing garage doors would be replaced with a set of bi-folding doors. The area of hardstanding proposed to facilitate the creation of the access track, turning head and parking area for the building would be relatively modest in terms of its footprint. All other works proposed relate to internal alterations. Accordingly, the cumulative visual impact of the works proposed as part of the conversion would be minimal in this instance and as such would not result in any harm to the visual amenities of the immediate area or aesthetic of the wider AONB landscape.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have raised numerous concerns. The concerns raised by the LHA relate to the lack of passing places along Mill Lane which is a single width track of substandard construction. Additional concerns have also been raised in relation to the absence of segregated pedestrian facilities along Mill Lane which also serves as a Public Right Of Way. Further concerns have also been raised with regards to the lack of street lighting along Mill Lane and with regards to the lack of a parking plan to confirm that there would be no conflict within the application site between vehicles accessing the holiday let and vehicles belonging to the occupants of Cuttock Clough House. In light of the above, the LHA have recommended for refusal of the application on the grounds of highway safety.

Policies DMG1 and DMG3 of the Core Strategy require proposals for development to consider potential traffic and car parking implications, the relationship of the application site to the primary route network and strategic road network and access to the development by pedestrian, cyclists and those with reduced mobility however in this instance no information has been provided to demonstrate that any of the above issues or concerns raised by the LHA have been given due consideration. As such, the proposal would be in conflict with Policies DMG1 and DMG3 of the Core Strategy.


	Landscape/Ecology:

Aerial imagery and site visit photo analysis shows that the proposed turning head and vehicle parking area would be situated within the vicinity of numerous trees on the South-western perimeter of the application site. As such, given the proximity of the proposed groundworks to the identified trees, there is potential for the trees in question to be impacted upon by the proposed development.

Policy DME2 of the Core Strategy states that proposals for development will be refused which significantly harm important landscape or landscape features, with individual trees being listed as important features. 

No tree constraints plan or arboricultural impact assessment has been provided in this instance therefore in the absence of such information it cannot be unequivocally established that the proposed works would have no adverse impact upon the individual trees identified.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed conversion of the annex building for use as holiday let accommodation would be in contravention of Key Statement DMI2 and Policies DMB3, DMG1, DMG3 of the Core Strategy and is therefore considered to be unacceptable in principle.

In addition, the proposed change of use would have a severe impact upon the amenity of the neighbouring occupants of Cuttock Clough House and as such would be in direct conflict with Paragraph 130 of the NPPF and Policy DMG1 of the Core Strategy.

Furthermore, Paragraph 111 of the NPPF states:

‘Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe.’

In this instance, the proposed development would likely have an unacceptable impact on highway safety and the residual cumulative impacts on the road network would be severe therefore the proposal would fail to accord with Paragraphs 100 and 111 of the NPPF and Policies DMG1 and DMG3 of the Core Strategy.

Moreover, the applicant has failed to demonstrate that there would be no undue impact upon individual  trees from the proposed development.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s):

	01:
	Insufficient evidence has been provided to demonstrate that the proposed change of use would be able to provide adequate vehicle access, parking arrangements and links to public transport. Furthermore, no information has been provided with regards to the management of noise or loss of privacy. Accordingly, the proposal would be in contravention of Key Statement DMI2 and Policies DMB3, DMG1, DMG3 of the Core Strategy.


	02:
	The proposed change of use of the annex building to holiday let accommodation would have a severe impact upon the amenity of the occupants residing at the property known as Cuttock Clough House by virtue of the resultant loss of privacy and noise disturbances associated with the proposed use. Accordingly, the proposal is considered to be in conflict with Paragraph 130 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy.


	03:
	The proposal, if permitted, would lead to the intensification of use of Mill Lane which lacks the adequate width and has a lack of passing facilities deemed safe and suitable for such a proposal. The proposal therefore is not in the interests of highway safety and contrary to Paragraphs 110 and 111 of the National Planning Policy Framework (2021) and Policies DMG1 and DMG3 of the Ribble Valley Core strategy.


	04:
	The proposal is in direct conflict with Policy DME2 of the Ribble Valley Core Strategy insofar that the applicant has failed to provide adequate information in relation to the potential impacts of the proposed development upon nearby individual trees.




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




