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	Date Inspected:
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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of an existing agricultural building and erection of two storey holiday let.

	Site Address/Location:
	Higher House, Higher Farm, Kiln Lane, Paythorne BB7 4JD

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The County Surveyor has requested improvements to sightlines at the site access from Settle Road.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

3/2009/0061 - Proposal for conversion of an agricultural building to a holiday cottage and replacement of existing agricultural building with two holiday cottages. Approved with conditions.
3/2011/1046 - Variation of condition no. 14 of planning permission 3/2009/0061P in respect of the conversion of the traditional barn so as to enable this property to be capable of occupation for unrestricted residential use. The two new-build holiday cottages to remain subject to the occupancy restriction. Approved with conditions.

3/2014/0132 - The creation of a static caravan/lodge park with 12 static caravans/lodges, car parking and an internal access road. Approved with conditions.

3/2015/0661 - Prior approval of proposed change of use of agricultural building to a dwellinghouse (Class Q(a) only). Prior approval granted.

3/2015/0970 - Prior approval for a proposed change of use of agricultural building (Class C3) to form 1No new dwelling house and for associated operational development (Class Q) at Higher House Higher Farm. Prior approval refused.

	

	RELEVANT POLICIES:

	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 and Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 -- Site and Species Protection and Conservation

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development
National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the demolition of an existing portal framed agricultural building and the erection of a two storey holiday let including associated parking at Higher House, Higher Farm, Kiln Lane. The group of buildings at Higher House Farm comprises the original farmhouse, converted barn, two new build self-contained holiday lets, and a number of agricultural buildings. The site is located within the Open Countryside and is situated on the north side of Settle Road approximately 3.5km north of Gisburn. The application site is accessed along a 170 metre long access track which serves the group of buildings.
The existing agricultural building which the application seeks to demolish lies to the north west of the grouping. The field to the north of the building has an unimplemented consent for the creation of a twelve unit caravan/lodge park. The building itself is of concrete block construction with corrugated iron sheet cladding to the upper walls and roof. It measures approximately 19m x 12m and has an associated yard area to the north. The proposed unit of holiday accommodation would be built within the footprint of the existing agricultural building and would provide four bedrooms. It would be faced with natural stone, roof slates and timber windows and doors and would have dimensions of around 16.3m x 10m with a height of 7.9m. The existing yard area would be used for parking/sitting out.

	Observations/Consideration of Matters Raised/Conclusion:

The matters to be considered in the determination of this application relate to the principle of the development, the impact of the proposed development upon surrounding landscape, ecology and trees and highway safety. 

Principle of Development

Core Strategy Key Statement EC3 relates specifically to the visitor economy stating that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged. The proposed development would contribute to the tourism economy and accords with the general intentions of Key Statement EC3. Key Statement EC1 ‘Business and Employment Development states that “Developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle”. 

The application site is located in the Open Countryside. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations one of which is the following:
4. The development is for small scale tourism or recreational developments appropriate to a rural area.

In my opinion the proposal is for a small scale tourism development of a type that is appropriate to a rural area. Policy DMB3 relates specifically to recreation and tourism development. Tourism and visitor attractions are generally supported subject to the following criteria being met:

1. The proposal must not conflict with other policies of this plan;

2. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;

3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;

4. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network;

5. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and

6. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.

In support of the application the applicant has provided booking details of the existing holiday let units on site. This shows that the existing units are well occupied and that there is some demand for a larger unit of holiday accommodation in this location. 
Effects Upon the Landscape/Visual Amenity

Policy DMB3 ‘Recreation and Tourism Development’ requires development of the sort proposed to “be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available”. In this case the unit is reasonably well-related to the existing group of buildings at Higher Farm, albeit on the edge of the group. Furthermore, the proposal would not introduce built development into an area largely devoid of structures given the existing holiday let units nearby and extant consent for caravans/lodges.
Development in the Open Countryside should be in keeping with the character of the landscape in terms of its appearance, landscaping and siting. The existing agricultural building is in no way detrimental to the visual appearance of the area and such buildings are commonplace in rural areas. The proposed holiday let would have a marginally smaller footprint and would be constructed using materials that complement the existing buildings at the site. The applicant has provided justification for the provision of a garage. Garages are not usually supported for holiday units as they result in additional built form and are generally associated with permanent residential accommodation. In this case the applicant states that, due to the size of the proposed unit, there could be a group of up to four couples occupying the unit at one time; this could result in four separate vehicles and the garage would serve as useful area for storing bikes and keeping pets making the units of accommodation more attractive for future occupiers.

There are some fleeting views of the existing agricultural building from Settle Road when passing the site but the proposals would not result in any unacceptable visual harm when seen from this highway. A public right of way traverses Higher House Farm; footpath no.12 passes adjacent the application site to the south east. From this viewpoint the proposed development would be seen against the backdrop of the existing fields which have consent for twelve caravans/lodges. The proposals would therefore be seen in the context of existing tourism development and residential/agricultural buildings at Higher House Farm and subject to some minor amendments to the window arrangement on the southeast elevation it is considered that the proposals are visually acceptable.

The proposals would also include a parking and sitting out area to the north of the proposed holiday let building. This area would be well screened from public vantage points and is set into the land which rises to the north. The extent of this area is defined by existing concrete retaining walls which could be faced with stone to achieve a satisfactory visual appearance. The application site would share the access road used to serve the two existing holiday lets which are located towards the centre of the group of buildings and the caravan/lodge site and would not therefore require the construction of a dedicated access. Subject to appropriate conditions relating to hard and soft landscaping, the proposals are considered acceptable.
Highways Safety

Policy DMB3 requires recreation and leisure developments to be well related to the existing highway network. The application site would be predominantly served by classified roads. The scale and type of development would not result in a significant increase in traffic movement to produce any undue problems or disturbance. The County Highways Surveyor has requested improvements be made to the site access from Settle Road. In this case however it is borne in mind that permission has recently been approved for two units of holiday accommodation and a 12 unit caravan/lodge site. In the case of the caravan/lodge site, no access improvements were sought by the County Surveyor. Therefore, the proposed one additional holiday let would have to increase the traffic to such an extent that the access in its present state would be unsafe, and that it would take the provision of the requested visibility splays, to make it safe for the increased volume of traffic. In my opinion, the additional traffic resulting from a single holiday unit would not result in an increased volume of traffic to warrant the improvements requested by the County Surveyor.
Residential Amenity

In terms of its impact on the residential amenity of nearby residents, the nearest property is owned by the applicant. The proposals would not have any detrimental impact on the residential amenity of existing or future occupants. 
Effects Upon Wildlife/Ecology

In terms of its impact on local wildlife and ecology, the application is supported by a bat, barn owl and nesting bird survey. There was no evidence of bats or barn owls using the building during the survey and the building has a low potential for such use. Evidence of old bird nests were found and it is likely that nesting birds make use of the building between April and September. The habitat around this site also offers moderate potential for foraging bats being well connected with existing woodland and hedges. Having regard to the above, it is considered that should consent be granted the development should be constructed in accordance with the mitigation strategy outlined in the bat, barn owl and nesting bird survey. Furthermore, in accordance with Core Strategy Policy DME3 there would be a requirement to provide appropriate compensatory and enhancement measures to improve biodiversity in the surrounding area in the form of artificial nesting/roosting features.
Conclusion

It is considered that the proposed holiday let would not have an unacceptable impact on the character of the Open Countryside. It would comply with Core Strategy Policies DMG2 and DMB3 which promote tourism in the Ribble Valley and would complement the existing tourism accommodation facilities on site and with extant planning permission. Accordingly, it is recommended that the application be approved subject to appropriate conditions to minimise visual impact and restrict its use as holiday accommodation only.

	RECOMMENDATION:
	That planning consent be approved.


