Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0127/P

	Development Proposed:
	Demolition of redundant agricultural building and partially constructed farmworkers dwelling and erection of 2no holiday cottages at Dewhurst Farm, Longsight Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to this application as they are concerned that the restrictions placed on the application will eventually be lifted and the two holiday cottages will eventually become residential dwellings.  The Parish Council would like to enquire whether there will be conditions attached to the application to prevent this.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that the access to Dewhurst Farm has been improved and now affords good visibility splays in both directions along the A59 Longsight Road.  The access is also wide enough to allow two vehicles to pass each other between the carriageway edge and the cattle grid.  There is therefore no objection to this application on highway safety grounds.

United Utilities – Originally commented that they would have no objections subject to the following condition being met:

· A public sewer crosses this site and we will not permit building over it.  We will require an access strip width of 6m, 3m either side of the centre line of the sewer which is in accordance with the minimum distances specified in the current issue of “Sewers for Adoption”, for maintenance or replacement.

They commented that a modification of the site layout, or a diversion of the affected public sewer at the applicant’s expense might be necessary.

Following discussions between the applicant’s agent and United Utilities, an amended plan was received on 26 April 2012 in which the position of the building has been adjusted in order to provide a 3m wide easement strip between the public sewer and the proposed building.  The 3m easement on the other side of the sewer already exists and would not be affected by the proposed development.  The amended plan therefore satisfies the requirements of United Utilities.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

National Planning Policy Framework (NPPF).



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

	Dewhurst Farm is located at the end of an access track off the south side of the A59 within the Parish of Billington and Langho but outside any settlement boundary and therefore designated as open countryside.  In addition to the two buildings to which this application specifically relates, the group also contains a farmhouse and a large agricultural building that is part traditional and part modern in its construction.

In 2002, permission was granted by 3/2002/0765/P for the conversion of the traditional part of the existing agricultural building to form two dwellings.  Permission was also granted for detached garages to serve the dwellings and for alterations to the existing access onto the A59.  No works were carried out on the implementation of that permission but two subsequent permissions (3/2005/0699/P and 3/2007/1044/P) have been granted to modify condition no 5 of the original permission in order to allow a further 3 years for the completion of the external works.

Permission was then sought by 3/2010/0262/P for the conversion of the traditional building into two dwellings including the same access improvements and visibility splay provision as shown on the original permission in 2002.  The external alterations in respect of door and window openings etc also remained basically the same as those in the original application.  In that more recent application, however, it was also proposed to rebuild part of the modern buildings to provide additional ancillary accommodation in the form of mainly leisure and work space.  Application 3/2010/0262/P was approved subject to conditions but, to date, no works have been carried out in respect of the conversion and extension of the building.  The access improvements have, however, been carried out.

To the south of the building that was the subject of application 3/2010/0262/P there is a smaller modern agricultural building and the stone walls of what appeared to be the start of an agricultural workers dwelling that was carried out many years ago.  Neither of these buildings are of any architectural or historic interest and it is proposed that they both be demolished.

In their place (but with a slightly different orientation and position in order to take advantage of the views and also to protect the sewer that crosses the site) a semi-detached two-storey building would be constructed.  This would be of random stone construction with stone quoins at the corners with a natural slate roof.  The building would comprise two holiday cottages – a small two-bedroomed unit and a larger four-bedroomed unit.  Each unit would have a small garden area and two parking spaces would be provided for each unit.  These parking spaces would be in a group to the north east of the building and would be served by the 3m wide access track that was necessary in order to satisfy the requirements of United Utilities.

Given the location of the building within an existing group, and as the scale, design and external materials are appropriate for the locality, the proposal is considered to be appropriate in terms of visual amenity and would comply with Policies G1 and ENV3 of the Local Plan.

It is considered that the proposed holiday lets would result in benefits to the local economy by the purchase of goods and services locally, and would benefit existing businesses in nearby settlements.  As such, it considered that the proposal would comply with Policy RT1 of the Local Plan.

The proposal would also comply with Section 3 of NPPF which states that, in order to provide a strong rural economy, Local Planning Authorities should:

· support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well-designed new buildings;

· promote the development and diversification of agricultural and other land-based rural businesses;

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside.  This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres; and

· promote the retention and development of local services and community facilities in villages, such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

Overall, this proposal is in accordance with the relevant saved policies of the Local Plan and the advice relating to the rural economy in NPPF.  It is acceptable in visual amenity and highway safety terms and would not have any detrimental effects upon the amenities of any nearby residents.  I can therefore see no sustainable objections to this proposal.

With regards to the comment of the Parish Council, any application that might be submitted to use the units as permanent residences would be determined on the basis of the applicable policies at the time.  It is likely that the Council would by then have in place an adopted Local Development Framework which would be unlikely to advocate dwellings in this rural location.  A permission for conversion to dwellings would therefore be much less likely to be granted in the future.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed holiday lets would benefit the rural economy and would not have any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














