Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2013/0488/P

	Development Proposed:
	To form two residential dwellings at Higher Jud Falls, Knowles Brow, Stonyhurst

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Originally had concerns about the proposed use of the existing access to serve two dwellings.  Following discussions with the applicant’s agent, an amended plan has been received that shows a widening of the existing access and the provision of a visibility splay.  The County Surveyor now has no objections to the application subject to an appropriate condition to ensure the provision and retention of the widening and the visibility splay.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV1 - Area of Outstanding Natural Beauty.

Core Strategy 2008 to 2028 Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework.



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

	Higher Jud Falls is a large detached house on the north side of Knowles Brow close to one of the entrances into Stonyhurst College.  The site is adjoined to the east by a pair of semi detached houses known as Lower Jud Falls. All three properties are in the ownership of the applicants, Stonyhurst College.  The properties at Lower Jud Falls are served by one vehicular access whilst the application property, Higher Jud Falls, is served by a separate access.  

Permission is sought for the internal sub-division of Higher Jud Falls to form two separate dwellings.  The proposed sub-division does not involve any external alterations to the exterior of the building. 

Both dwellings would be served by the existing access which, as shown on amended plans received on 23 August 2013 will be widened and a visibility splay formed. 

If this was a straightforward sub-division of one dwelling to form two separate dwellings, in this relatively isolated location, the opinion of the Local Planning Authority would be that the proposal represents unsustainable development and it is likely that permission would be refused.  Indeed, a similar application in the vicinity has recently been refused on those grounds. However, the existing single dwelling at this site has in the past been used as staff accommodation for Stonyhurst College.  This will continue to be the case if this application is approved, as it is the applicant’s opinion that this large property is more appropriate to provide accommodation for two members of staff and their families. The applicant’s agent has stated that his clients would therefore have no objections to a condition restricting occupation of each of the two units to members of staff of Stonyhurst College.  

As the property is literally within a few metres of one of the entrances to the College, it is considered that, subject to a condition as outlined above, the proposal represents a sensible and sustainable use of this existing large property.  



	CONCLUSION

	In conclusion, subject to an occupancy condition as described above and the ‘highways’ condition required by the County Surveyor, the proposal relates to an efficient and sustainable use of this property without any detrimental effects upon the amenities of any other nearby residents, the visual amenities of the locality or highway safety.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














