Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0070/P

	Development Proposed:
	Demolition of agricultural buildings. Construction of 2 no. holiday cottages and construction of new access and turning space at Halsteads Farm, Rimington Lane, Rimington, Clitheroe, BB7 4EA.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objection to the application in principle on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No additional representations have been received.




	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV19 – Listed Buildings.

Policy RT1 – General Recreation and Tourism Policy.

PPS5 - Planning for the Historic Environment.



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

	Halsteads Farmhouse is a Grade II Listed Building located within open countryside approx. 100m from the village boundary of Rimington. Planning permission for the construction of 2 holiday cottages at this site was previously granted on appeal in July 2009, with the Inspector noting that,

“The present agricultural building is a utilitarian shed which to my mind contributes little to the setting of the Listed Building. Its proposed replacement, which would be built of natural materials in the local vernacular style, would mimic an agricultural building on the elevation that faces the listed farmhouse. Although the reverse elevation would have some domestic features that would be seen from the nearby public footpath, overall I consider that the proposed holiday let building would be an improvement on the existing building and would enhance the environs of the farmhouse. I say that in the knowledge that the historic linear plan form of the farmhouse and barn would be unaltered by the proposal and would be discernable to the casual or the informed observer. Furthermore, the linear plan form of the farmhouse and its detached barn would not in my opinion be corrupted into a "courtyard" plan by the proposal as the holiday lets and garage would be built on land where buildings currently stand or are under construction. I am satisfied that the historic plan form would not be threatened by this proposal anymore than it was in the past when it was part of a much larger building group.”

This application now seeks permission for the construction of a separate access track and turning space for the two holiday cottages previously approved. Given that consent has been granted for the two holiday cottages, the main issues to consider with this application relate to the potential visual impact of the new development and any potential impact on highway safety.

In respect of the visual impact of the proposed new access and track, I am mindful of the sites location within open countryside, the long distance views of the site from the nearby highway network and also that consent was granted for the use of land to the rear of the holiday lets as recreational space ancillary to the two units. Given that there is already an existing field gate that provides access onto this land, the main consideration is with regards to the formation of the track itself. On this basis, given the track follows the existing field boundaries to the site, and will be of a lightweight construction, finished with crushed stone, I am satisfied that it will not have an undue visual impact on the sites location within the open countryside. As such, the scheme is considered to sit well within the site, and will have no significant visual impact on the surrounding area. Concern was raised by the Countryside Officer in respect of the close proximity of the new track to a large tree on the boundary of the applicants land, however the applicant has agreed to the construction method suggested by the Countryside Officer, which will involve no excavation.
With regards to any potential impact on highway safety, the Traffic and Development Engineer noted that the proposed parking provision showed an increase from 4 to 5 car parking spaces to reflect the likely vehicular activity, based on the size of the proposed units. It was therefore requested that additional plans to indicate the location of the car parking spaces on site be supplied, which were subsequently sent in by the applicant. In addition, he noted that the new access falls within the existing 30mph Speed Limit but is within 10m of the National Speed Limit and into which the sightlines extend to the north. To accommodate this and to provide improved warning of this access, he suggested that the speed limit signing needs to be relocated to the north of the adjacent field gate and appropriate advance markings put in place. A sketch plan showing the possible location of the revised signing and the adjacent road marking was sent to the applicant and a revised plan was sent back indicating these measures incorporated into the scheme, as well as an agreement that he would fund the costs of providing these measures.

As such, given that the proposed additional access track is considered to be visually acceptable and will have no adverse impact on highway safety, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 02/07/2009














