Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0449/P

	Development Proposed:
	Proposed erection of two holiday units, patio garden and extend vehicular access at Park Hey House, Stonygate Lane, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish Council – Ribchester Parish Council has no objection in principle to this application but makes the following additional comments:

· With the rapidly increasing number of holiday lets in the area, the Council asks that a condition be placed on any permission that “approval to convert the holiday accommodation into permanent residences will not be considered under ‘x’ years”.

· The Council notes where the waste water system is to be incorporated into the development and questions where the water will go to.  The probability of the flow being routed to Stydd Brook raises concerns about the ability of the brook to carry the ever-increasing volumes of water given the recent planning permission at Moorhouses Farm.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Directorate (County Archaeologist) – Has checked the records and confirms that there are no significant archaeological implications.

United Utilities – Has no objections to the proposed development.

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:

	Park Hey House is located within the open countryside on the east side of Stonygate Lane approximately 1.9km to the north of the village of Ribchester.  It is within a group of properties, the rest of which are located on the opposite side of Stonygate Lane and on Old Buckley Lane that runs off the western side of Stonygate Lane.  To the north of Park Hey House (and within land owned by the applicant) there is an agricultural building (to be used as a tractor shed, storage of farm equipment and for lambing purposes) that is under construction following the grant of planning permission 3/2002/0506/P.

A pre-application enquiry was submitted in relation to a pair of holiday cottages to the south of Park Hey House.  A viability assessment for the two holiday lets was submitted with that pre-application enquiry.  On the basis of the evidence submitted, the response to the pre-application enquiry was that two holiday lets would be acceptable in principle, but that the proposed site was somewhat detached from the existing group of properties and would be over-prominent and incongruous in the landscape.

This application seeks permission for a pair of holiday cottages to the rear (east) of the approved agricultural building.  They would be served by the approved access to the agricultural building which is just a modification/extension of the existing access that also serves the main dwelling.  Two parking spaces for each unit and a communal turning area would be provided.  The County Surveyor has no objections to the proposal.

This location for the building is such that it would now be part of the group formed by the existing dwelling, the approved agricultural building and the numerous properties on the western side of Stonygate Lane.  The precise location also benefits from natural screening due to extensive tree cover to the east and due to the existing land levels.  The building has been designed to follow the contours of the land so that it appears as single storey on the western side (facing Stonygate Lane) and two storey on the eastern side (which faces and looks over the applicant’s field and the extensive tree cover beyond).  The location of the building is therefore such that it would have minimal impact on the landscape and that, in any event, it would appear as part of the existing group of buildings.

The proposed units are simple in form and would be constructed with a natural slate roof and a cream coloured rendered finish to the walls.  There are many examples of rendered or painted cottages in the locality.  On the eastern elevation of the units there is a timber framed bay window echoing the timbers within a traditional farm building which is glazed to afford views of the landscape to the east.  When combined with its well-screened location, the design and external materials of the building are considered to be appropriate in terms of visual amenity and would comply with Policies G1 and ENV3 of the Local Plan.

It is stated in the Design and Access Statement that it is intended to offer part serviced  accommodation where breakfast would be provided and served in the properties with the option for other meals to also be prepared and served.  This would result in benefits to the local economy by the purchase of goods and services locally.  The proposal would also benefit the existing businesses in Ribchester that is only approximately 1.9km away from the site.  As such, 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 comments of the Parish Council, the packaged sewage treatment plant proposed in the application is a recognised and certified means of waste treatment that should not in any way cause pollution or flooding problems.  In the unlikely event of any such problems, they would be dealt with as appropriate by the Environment Agency.  It would not be possible to impose the condition requested by the Parish Council.  Any application that might be submitted, however, 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: 26 JULY 2012














