Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT



	Application No: 
	3/2010/1023/P

	Development Proposed:
	Proposed one and a half storey holiday accommodation on existing hard standing at Higher Mill Farm, Mill Lane, Slaidburn Road, Waddington, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No comments received at time of report preparation.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.



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

	Consent is sought for the erection of a holiday cottage within the curtilage of Higher Mill Farm, off Mill Lane, which is situated approximately 240m to the east of Slaidburn Road within the AONB.  The site is accessed via Mill Lane, which runs eastwards from the main road and serves a number of residential properties to the east of the application site.

The plot of land in question is an existing hard standing area used previously for offloading materials, prior to the access being improved to the agricultural buildings directly adjacent to the Farm House. The land cannot be grazed, and converting it back to arable land is not financially beneficial given its size. The site is screened from the south and east by virtue of the existing trees on the site boundary, and also by established hedgerows and trees to western boundary. The site is also set approx. 2-3m higher than the access track, which also adds to the secluded nature of the site as viewed from neighbouring properties. The holiday cottage would be 1½ storey and have dimensions of approx. 10.575m x 10.355m x 6.31m to the apex of its pitch, and will be constructed in stone with a slate roof, and will have timber windows and doors. It has been designed to replicate the features of existing buildings within the nearby surroundings, and internally the layout has been proposed to allow a more appealing retreat for holidaymakers. The proposal also includes a biomass heat source within the building to reduce the consumption of fossil fuels, which coupled with the energy efficient building regulations requirements, will mean the development is environmentally friendly.

In assessing this proposal it is important to have regard to the principle of development, highway safety, visual and residential amenity.  In terms of principle, regard should be had to Policy RT1 of the Districtwide Local Plan, which allows the developments, which extend the range of tourism and visitor attractions in the borough. It advises that the proposal must be physically well related to an existing settlement/village or to an existing group of buildings. In addition the development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design. The site of the proposed holiday let would be seen as relating well to an existing group of buildings, both on and off the site in question, given the number of dwellings in the nearby vicinity.  It also sits close to a range of footpath routes, leading both west and east of the site, which will also be an attraction to visitors to the borough, as they will not necessarily need to drive off the site to go walking. Finally, again in terms of the design and materials of the holiday let, I consider these would be appropriate to the area and not significantly undermine the visual qualities of the AONB in which it is set.

The County Surveyor has not raised any objections from a highway safety point of view and I consider that the residential amenities of surrounding properties would not be significantly compromised as a result of this scheme’s implementation.

Thus having regard to the above, I am of the opinion that the scheme would not prove significantly detrimental to the visual amenities of the AONB and thus recommend 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.
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