RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


14 JANUARY 2009

REF:


SW/CMS

CHECKED BY:


APPLICATION NO: 3/2009/0827/P
(GRID REF: SD 364828 436850)

PROPOSED THREE HOLIDAY COTTAGES WITH SEVEN KENNELS, EXERCISE AREA, PARKING AND ANCILLARY ACCOMMODATION AT LAND ADJACENT TO COUNTRY CAKES, ORCHARD PARK, STONEYGATE LANE, RIBCHESTER

	PARISH COUNCIL:
	The Council is somewhat apprehensive in that the application mirrors the holiday let/stables currently being built on Stoneygate Lane and to which the Council continues to be opposed.  The fear is that this is one more step towards unwarranted ribbon development along Stoneygate Lane.

The key issue here is the impact of the development on open countryside and the effect of additional traffic movements along the lane.  Given that there is already development on the site the Council will not object in this case.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters expressing concern and objections have been received.  Members are referred to the file for full details, which can be summarised as follows:



	
	1.
	Highway safety.



	
	2.
	Question whether Stoneygate Lane is an appropriate site for horses, kennels, holiday lets and a food factory.



	
	3.
	Concerns over noise levels.



	
	4.
	Question the number of holiday apartments being allowed in such close proximity to each other.



	
	5.
	The kennels should be assessed as a commercial kennels.



	
	6.
	It is not sustainable development.



	
	7.
	No sequential evidence for the need for new build on a Greenfield site has been forwarded by the applicant.



	
	8.
	It does not comply with Policy.



	
	9.
	Environmental health issues.



	
	10.
	Inaccuracies in the document attached to the application.


Proposal

Consent is sought for a single storey courtyard development comprising three, two-bedroom holiday cottages, seven kennels and an enclosed exercise area, together with parking area.

The row of holiday cottages would have approximate dimensions of 21m x 7.8m x 5.6m to apex of the pitch.  To the immediate north would be an ‘L’ shaped block to accommodate seven kennels, grooming room, kitchen, reception, laundry and isolation units.  This building would have approximate dimensions of 21m x 11.2m (5.6m at its narrowest point) x 4.8m in height.  Construction materials for both buildings would be painted blockwork plinth with cedar cladding above under a slate rile roof with brown uPVC windows and doors.

There is a fenced area within the Courtyard between the two buildings to act as exercise area for the dogs.

Car parking is provided to the northeast of the site adjacent to the bakery on an area of existing hardstanding.

Site Location

The site lies to the west of Stoneygate Lane within land designates Open Countryside.  The access from the lane also serves the bakery to the north east of the site.

Relevant History

3/2009/0112/P – Four bay portal frame building – agricultural  determination.

3/2006/0655/P – Change of use of agricultural building and associated land, construction of single storey rear extension and alterations to access to facilitate the relocation of an existing craft bakery.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, highway safety, potential effects on visual and residential amenity and given proximity to a bakery there are environmental health issues to address.

With regard to the principle of development I am mindful of Policies G5 and RT1 of the Ribble Valley Districtwide Local Plan which allow for smallscale tourism and recreational development appropriate to rural areas.  Although the site lies outside a settlement boundary, it is important to have regard to whether or not it is physically well related to an existing group of buildings so as not to undermine the character or visual amenities of the area.  In assessing such a proposal, it is important to look at the local landscape and the site’s proximity to existing buildings and structures.  The site is adjacent to an existing bakery with there also being a stable building within relatively close proximity.  I am of the opinion that the site relates sufficiently well to these existing buildings in the local landscape so as to comply with the locational requirements of Policy RT1.  Consultation has taken place with the forward planning section who have commented that there are no policy or economic development issues to raise in response to this application and thus I am of the opinion that notwithstanding concerns expressed by objectors, the principle of development accords with planning policy. 

In respect of highway safety, the County Surveyor has raised no objection to development and thus whilst acknowledging the concerns expressed by objectors, Committee should be guided by the observations of the highway engineer from Lancashire County Council in this matter.

Turning to the visual impact, the site is set approximately 30m to the south west of an existing bakery enterprise and would utilize the same access leading from Stoneygate Lane.  Parking provision would be within the yard area associated with the bakery and thus it is the physical form of the holiday lets/kennels that warrants further consideration.  The structures are designed to match the existing bakery building there being dense hedgerow planting that aligns Stoneygate Lane and the southeastern and southwestern boundaries of the field that development is to be set within.  Whilst I am mindful that the land rises in a northerly direction, I am of the opinion that the works would be set within close enough proximity to the other buildings on site so as to not appear as an isolated feature in the landscape.  Therefore I do not consider that there would be any significant detriment to the visual amenities of the area of open countryside should this scheme proceed.

With regards to residential amenity, I am mindful of the two aspects of this proposal – holiday lets and kennels.  Colleagues in Environmental Health have been consulted given potential for noise disturbance from the kennels and they have commented that they do not anticipate the development being a cause of noise nuisance.  I am of the opinion that the buildings are set sufficient distance away from existing properties so as not to cause any significant detriment from comings and goings and thus on residential amenity grounds raise no objections.

As stated previously, the site is adjacent to an existing craft bakery and again advice has been sought from Environmental Health colleagues as to the relationship between the two developments on a food hygiene basis.  They have concluded that given the distance between buildings there would be no apparent issues and therefore would not wish to raise any objections to the development.

Therefore having carefully assessed all the above, I am of the opinion that the scheme accords with policy and would not lead to significant detriment to visual or residential amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.

REASON:  In order to comply with Policies G1, G5, ENV3 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

3.
The use of the kennels and grooming facilities shall be strictly in association with the holiday lets hereby approved.  They shall not be used as a separate kennels/grooming business but shall be available for use only by those who are staying in the associated holiday accommodation.


REASON:  In the interests of highway safety and in order to safeguard amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub, which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to commencement of development precise specifications of the method for waste disposal and the cleaning and disinfection regime for the kennels and exercise area shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In order to protect the local watercourse and in the interests of animal welfare in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

