
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2011/1032/P

	Development Proposed:
	Outline application for proposed ‘log cabin’ style holiday lodges at Whins Lodge, Whalley Old Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to this application for the following reasons:

1. 
The proposed development would see a further erosion of the greenbelt.

2. 
Concern about the visual impact of this development.

3. 
Concern about the volume of traffic on a very narrow country road.

4. 
The official wording does not stipulate the number of lodges to be built although the submitted plans shows four.  Therefore, the Parish Council is concerned about a possible escalation of the number of lodges to be built in the future if this outline application is approved. 

5. 
Two letters of objection have also been received from local residents.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections to the application on highway safety grounds.  It is considered that a reason for refusal based on highway safety grounds would be difficult to sustain in view of the permissions given for a total of three units of holiday accommodation at the nearby property ‘The Oaks’ that would also gain access from Old Nab Road.

Lancashire County Council (Planning Officer) – Comments that the site appears to lie within the boundary of the Mineral Safeguarding Area as defined in the emerging Lancashire Minerals and Waste Development Framework Site Allocations and Development Management Policy.  However, in this particular case, the proposed development does not raise any issues.  

United Utilities – Do not have any objections in principle to the proposed development but comment that they do not have any waste water assets in the vicinity of the proposed development.  It is advised that the site should be drained on a separate system with only foul drainage connected into the foul sewer.  Surface waters should discharge to the soakaway/watercourse/surface water sewer that may require the consent of the local Authority.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	Letters/emails have been received from 7 nearby residents who express objections to the proposed development on grounds that are summarised as follows:

1. 
Detriment to the amenities of nearby residents as a result of noise nuisance due to late night activities, music etc by holidaymakers.

2. 
The security and safety of people who use Old Nab Road after dark would be compromised by an influx of strangers.

3. 
Severe harm to the visual amenities of the locality.

4. 
Highway/pedestrian safety would be seriously compromised by this proposed development as access is off the narrow single track Old Nab Road that has a junction with Whalley Old Road that is not ideal.  Improvements to visibility at that junction have been carried out as required by a condition of planning permission for the conversion of an existing agricultural building at ‘The Oaks’ into two holiday lets. Following those improvements, permission has subsequently been granted for a third holiday let at The Oaks.  Those improvements do not, however, make the junction safe for any further increase in holiday lets served by Old Nab Road.  The chaos caused when motorcycle events are held (as permitted development under the 14 day rule) serves to demonstrate that Old Nab Road is unsuitable for any substantial increase in traffic.  

5. 
Harm to wildlife/ecology.

6. 
There is no proven need for holiday cottages.  There is therefore a fear relating to their conversion to dwellings sooner or later.

7. 
The proposed development would exacerbate existing drainage problems in the area.

8. 
The proposed materials of construction of the holiday lodges are not in-keeping with the locality.

9. 
The site is within the greenbelt.  Policy ENV4 of the Local Plan states that, within the greenbelt, planning permission will not be given, except in very special circumstances, for the erection of new buildings other than for the purposes of agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries or other uses of land which preserve the openness of the greenbelt and which do not conflict with the purposes of the designation.  This development does not fall within any of the categories of development that are permissible in the greenbelt and the application does not constitute “very special circumstances”.  The proposed lodges, if approved, would set a dangerous precedent for the acceptance of other similar proposals which would cause visual harm to the landscape and render it much more difficult to defend the integrity of this important area of greenbelt.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

National Planning Policy Framework (NPPF).



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, ENV4, RT1 and NPPF – detriment to the openness of the greenbelt and to the character and visual amenities of the open countryside locality.



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

	This application was originally received in December 2011 but was invalid as it did not contain a Tree Survey Report.  Such a report was eventually received on 6 June 2012, but the required application fee was not received until 15 June 2012.  The 8 week expiry date for the application is therefore 10 August 2012.

The application relates to an agricultural field on the north side of Old Nab Road to the north east of York Village.  It is adjoined to the north by Whins Lodge, a large detached house within a large curtilage that fronts on to Whalley Old Road and that is also within the applicant’s ownership.  To the west, the site is adjoined by another field in the applicant’s ownership and to the east by a field in separate ownership.  To the south east, on the opposite side of Old Nab Road, is a group of dwellings based around Whittle Hall Farm.  

The site is within the greenbelt, and is also designated as open countryside.  

The application seeks outline permission (with all matters reserved) for what is described on the application form as ‘proposed log cabin style holiday lodges’.  There is no specific number of lodges stated in the description of the development and, in the Design and Access Statement, it is stated that ‘a small number of holiday lodges will be built.  In a plan submitted with the application (that must be considered as ‘illustrative only’ as all matters are reserved) four lodges are shown.  The application site as defined in the application, however, appears large enough to accommodate at least five lodges and there is also adjoining land that is also within the applicant’s ownership.

A pre-application enquiry was submitted in April 2011 in respect of a development of six lodges covering the current application site and also the adjoining field in the applicant’s ownership to the west.  The response to that enquiry was that no encouragement was given for the submission of a formal planning application because the development would detract from the openness of the greenbelt and would represent inappropriate structures that would be very prominent in the landscape to the detriment of visual amenity.  Concern was also expressed in the pre-application enquiry response about the resultant increase in traffic on the narrow Old Nab Road and the increased use of the junction of Old Nab Road with Whalley Old Road, which (even following recent improvements) is not ideal.  Notwithstanding this negative pre-application response, the agent says that his client nevertheless instructed him to submit this application and that he would appeal in the event of permission being refused.  

Since the pre-application advice was given, NPPF has been adopted.  Whilst encouraging development that would benefit the rural economy, NPPF still attaches great importance to the protection of greenbelts.  Paragraph 87 states that ‘as with previous greenbelt policy, inappropriate development is, by definition, harmful to the greenbelt and should not be approved except in very special circumstances’.  Paragraph 89 details a number of exceptions to the general presumption against development in greenbelts.  This application does not, however, fall within any of those defined exceptions.  The proposed development is therefore unacceptable in principle as it is contrary to saved Local Plan Policy ENV4 (greenbelts) and the advice in relation to greenbelts in NPPF.

Policy RT1 of the Local Plan is generally in favour of proposals that would extend the range of tourism and visitor facilities in the borough.  However, an important requirement is that the development should not undermine the character, quality of visual amenities of the area by virtue of its scale, siting, materials or design.  Although the proposal does not relate to caravans as such, I consider Policy RT5 to be of some relevance.  This is also permissive of new static holiday caravan sites but subject to the development not being intrusive in the landscape and subject to compliance with other policies in the Local Plan, particularly Policies ENV1 (AONB) and ENV4.

In addition to the overriding ‘greenbelt’ objection to the proposal, I also consider that timber lodges (or a group of lodges of any external materials) would appear as an over prominent and incongruous feature on this site to the detriment of visual amenity contrary to Policy ENV3.  

Having considered the submitted Tree Survey Report, the Countryside Officer does not consider there to be any grounds to refuse this application relating to trees. 

Whilst accepting limitations of the local highway network, the County Surveyor does not object to this application on highway safety grounds as he considers the local roads to be capable of safely accommodating the additional traffic that will be generated by this proposed development.  This conclusion is consistent with the two planning permissions that, in combination, have authorised three holiday lets at the nearby property ‘The Oaks’.

I do not consider the proposed development to be close enough to any existing dwellings such that the amenities of the occupiers of those dwellings would be seriously adversely affected by the proposed development.

Overall, therefore, (and in accordance with the pre-application advice that was given), the application should be refused for reasons relating to detracting from the openness of the greenbelt and detriment to the character and visual amenities of the open countryside locality. 



	RECOMMENDATION: That permission be refused.


The proposed development would detract from the openness of the Green Belt thereby conflicting with the purposes of including the site within the Green Belt contrary to Policy ENV4 of the Ribble Valley Districtwide Local Plan and Section 9 of the National Planning Policy Framework.

A development of holiday lodges on this site would form an over prominent and incongruous feature in the landscape to the detriment of the character and visual amenity of the locality contrary to Policies ENV3 and RT1 of the Ribble Valley Districtwide Local Plan.
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