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	Date Inspected:
	09/03/2017 & 21/03/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Construction of one holiday unit.

	Site Address/Location:
	Park Hey House, Stoneygate Lane, Knowle Green, Lancashire, PR3 2ZS

	


	CONSULTATIONS: 
	Parish/Town Council

	Ribchester Parish Council: No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal.

	RVBC Waste:
	

	The proposed change from 2 to 1 holiday lets will not affect the service as holiday lets have to pay for the removal of their waste so will charge accordingly.  

No other comments relating to waste management / collection service matters.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development 

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape & Townscape Protection

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

	Relevant Planning History:

3/2015/0834: Non material amendment to planning permission 3/2012/0449 comprising alteration to canopy design, fenestration details and slight increase in length (Approved with Conditions).
3/2012/0499: Proposed erection of two holiday units, patio garden and garden and extend vehicular access (Approved with Conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached dwelling on the east side of Stoneygate Lane on land designated as Open Countryside. The site is located 1.8km to the north of the settlement of Ribchester and 1.3km south east of the village of Knowle Green. Located to the north of the application dwelling is an agricultural building. All of the buildings on the site are accessed via an existing single vehicular access off Stoneygate Lane. 

	Proposed Development for which consent is sought:

Consent is sought for the construction of one holiday unit at Park Hey House, Stoneygate Lane, Knowle Green.
In August 2012 permission was granted to construct “two holiday units, patio garden and garden and to extend the vehicular access” at Park Hey House. A non-material amendment was submitted and approved for minor changes to the design of the holiday lets. The permission is considered to be extant as works have commenced in the construction of the two holiday lets. 

This permission seeks to alter the design of the proposed development to create on larger holiday unit as opposed to two medium sized units. The proposed unit will be located on the same footprint as the aforementioned approved development. The proposed holiday let will be located to the east of the agricultural building to the north of the application dwelling and served by the access to the agricultural building. 

	Principle of Development:

The principle of the development was assessed as part of the 2012 planning application for two holiday units. Therefore, as works for the two holiday units has been commenced this constitutes a material operation in accordance with S56(4)(b) of the Town and Country Planning Act 1990. Therefore, it is considered that the permission remains extant and fully capable of being finished.  Taking into account the above, it is considered that the proposed holiday unit would accord with both local and national policies. 

	Impact Upon Residential Amenity:

The nearest residential dwelling to the site is Haddocks Farm located to the south west of the application site over 90m from the proposed holiday unit. The holiday let will benefit from extensive natural screening due to extensive tree cover to the east and also due to the existing land levels of the site. The building has been designed so it appears single storey on the western elevation which faces onto Stoneygate Lane and two storey to the eastern elevation. It is considered that there is sufficient distance between the holiday let and Haddocks Farm to avoid an unacceptable impact. 
In view of the above, it is considered that the relationship the holiday unit would share with the neighbouring properties is acceptable in accordance with paragraph 17 of the NPPF which seeks to ensure that all new development provides a “good standard of amenity of all existing and future occupants of land and buildings” and the Ribble Valley Core Strategy Policy DMG1 which states that new development must:

· Not adversely affect the amenities of the surrounding area;

· Provide adequate day lighting and privacy distances



	Visual Amenity/External Appearance:

Key Statement EN2 (Landscape) primarily deals aims to protect the Forest of Bowland Area of Outstanding Natural Beauty.  Whilst it is recognised that the current application is not located within the protected landscape designation, it is clear that the remit of the policy extends beyond that of the AONB with the supporting text of EN2 which stating that: 

‘Outside these statutory areas the borough comprises extensive areas of open countryside much of which has an intrinsic value that contributes to the quality of the landscape in the borough. In addition the founding principle of landscape character is that all landscapes have a value.  The Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape.  The Council will also seek to ensure that the open countryside is protected from inappropriate development. Developers should adopt a non-standardised approach to design which recognises and enhances local distinctiveness, landscape character, the quality of the built fabric, historic patterns and landscape tranquillity.’

Policy DMG2 of the Ribble Valley Core Strategy requires that ‘development within the open countryside will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.’
Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style. 

The proposed holiday unit is set back considerably from the main highway; it is set adjacent to an existing agricultural building. The visual prominence of the building is reduced as the building is designed to follow the contours of the land so it appears single storey on the western side which fronts the highway and two storey on the eastern side. It offers a mixture of traditional and modern approach. 

In view of the above, and taking into consideration the extant permission, the amendments made to the design of the proposal to create a single holiday unit rather than two units would not have any additional material impact upon the application building or the surrounding area than the previously approved scheme. 

	Highways:

The proposal has adequate parking provision within the site and the existing access arrangements will be utilised and are considered satisfactory.

	Observations/Consideration of Matters Raised/Conclusion:

Considering all of the above and having regard to all material considerations and matters raised, the creation of a single holiday unit would share an acceptable relationship with the surrounding area in terms of both residential and visual amenity, and subsequently the application is recommended for approval.

	RECOMMENDATION:
	That planning consent be granted.


