Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0034/P

	Development Proposed:
	Proposed construction of a single storey building forming 3 holiday let chalets at Keepers Cottage, Old Langho Road, Old Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has no objections in principle to this application but question whether there is a need for the proliferation of this type of accommodation in the Ribble Valley.  They are concerned that the restrictions on use will not be enforced.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in relation to the proposed access into the site and no objections to the proposed parking provision subject to a condition requiring appropriate signage to indicate that three of the nine parking spaces shown on the submitted layout plan are reserved for the use of the occupiers of the permanent dwelling, Keepers Cottage.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.



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

	Keepers Cottage is located at the corner of Northcote Road and Old Langho Road in Old Langho.  Its curtilage is presently used for the storage of touring caravans.  Access into the site is from Old Langho Road and there is effective hedge and tree screening on the site boundaries to Northcote Road and also to the adjoining residential property and to the surrounding open countryside.  

Planning permission is sought for the erection of a single storey building comprising three units of holiday accommodation each having two bedrooms.  It would have a pitched slate roof with rendered walls and stone quoins to match the existing dwelling.  

Policy RT1 of the Local Plan states that permission will be granted for proposals which extend the range of tourism and visitor facilities in the Borough subject to the following criteria being satisfied:

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 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 proposal should be well related to the existing highway network.  It should not generate additional traffic movements of a scale and size likely to cause undue problems or disturbance.  Where possible the proposal 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.

The site is part of a group of buildings at a road junction within the settlement of Old Langho.  The roads which serve it are of a good standard and it is relatively close to the major highway, the A59.  The building is of single storey design and will be constructed using appropriate external materials, and it will also be screened by existing hedges and trees such that it will not have any detrimental effects upon the appearance of the locality or upon the privacy and general residential amenities of the adjoining property, Whitecroft, on Old Langho Road.  The County Surveyor is satisfied with the existing access into the site and, subject to a condition, with the proposed parking provision.

Overall, I consider that the proposal satisfies the requirements of Policy RT1 and is also acceptable in relation to Policies G1 and ENV3.  I can therefore see no sustainable reasons for refusal of the application subject to appropriate conditions.  I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed units of holiday accommodation would have no significant detrimental effects upon the appearance of the locality, the amenities of any nearby residents or highway safety.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 February 2008














