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DEVELOPMENT DESCRIPTION:

FULL AND PARTIAL DEMOLITION OF AGRICULTURAL BUILDINGS AND ERECTION OF THREE DETACHED, TWO-STOREY HOLIDAY COTTAGES AT CUNLIFFE MOSS FARM, SACCARY LANE, MELLOR
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Ramsgreave Parish Council:

No comments received
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

No comments received
ADDITIONAL REPRESENTATIONS:

No representations have been received.
1.
Site Description and Surrounding Area
1.1
The application relates to land at Cunliffe Moss Farm, accessed via a private track off Saccary Lane in Mellor. The site occupies a rural setting with the land sloping down to the north in the general direction of the A59 which is approximately 1.5km north of the application site with an expanse of agricultural/rural land in between. To the south the land continues to rise up to Higher Ramsgreave Road which is located within an area known as Top of Ramsgreave. 

1.2
Cunliffe Moss Farm consists of three dwellings and a number of agricultural buildings, and sections of the surrounding land is somewhat untidy consisting of shipping containers, rubble, building materials, pipes, timber/wood, unused machinery and general waste.  
1.3
The application relates specifically to a section of land to the east of the dwellings at Cunliffe Moss Farm and this land slopes down from south to north, following the general topography of the area. The land currently consists of a couple of containers, a large agricultural building, and a single storey stable style building. Whilst some of the land is currently hardsurfaced the majority is grassland. The boundaries of the application site are defined by a mixture of fencing, hedging and mature trees.

1.4
The application site is located outside of the defined settlement boundaries and thus is categorised as open countryside. To the north and east of Cunliffe Moss Farm are Public Rights of Way 6, 7 & 18, and the application site is visible from these Rights of Way.   
2.
Proposed Development for which consent is sought
2.1
The application seeks to demolish the single storey stable style building, and a section of the large two storey agricultural building, and erect three holiday cottages on land to the east of the dwellings at Cunliffe Moss Farm. 

2.2
The three holiday cottages would be relatively large in size, with two of the units providing four bedroom properties and the third a five bedroom property. Each unit would be differently designed, however all three would be two storey with a pitched roof design. All units would be constructed in natural stone with quoin detailing on the corners, and a blue slate roof. All windows and door openings would include stone surroundings and Unit 1 would include a first floor balcony area, with high levels of glazing in the east facing gable elevation. 
2.3
In terms of footprint, Units 1 & 2 would be square shaped with Unit 1 having a footprint of 100m² (10m x 10m) and Unit 2 135m² (11.2m x 12m). Unit 3 would be T-shaped with a footprint of 121m. With regard to the heights the units would vary in ridge height, ranging from 6.7m (Unit 1) to 8.2m (Unit 3). 

2.4
Due to the natural slope of the land the existing land levels will be altered through elements of both cut and fill to provide two different land levels for the holiday cottages to be erected. Unit 1 would be located on the on the higher land level at the southern end of the site and Units 2 & 3 at the lower level to the north. A retaining wall would be constructed to support the higher level and as a result of the level alterations the ground floor level of Unit 1 would be located 2.5m higher than Units 2 & 3. 
2.5
The existing track that serves the existing dwellings and buildings at Cuncliffe Moss Farm would be extended to serve the proposed holiday lets and each unit would be provided with car parking spaces and a small garden area.   
2.6
The LPA have twice requested that the applicant/agent provide an economic justification to accompany this application, however the applicant/agent has refused to provide such information, commented that there is no policy requirement for them to do so. 
3.
Relevant Planning History

3/2010/0753 – Proposed demolition of an existing dwelling and erection of a replacement dwelling with garage and associated external works – approved with conditions


3/2011/0510 – Proposed demolition of the existing dwelling and the erection of a replacement dwelling with garage and associated external works. Revised submission of planning consent 3/2010/0753P - approved with conditions

4.
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 DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

Policy DMB5 – Footpaths and Bridleways

Planning (Listed Buildings and Conservation Areas) Act 1990 

            National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:
5.1.1
Core Strategy Policy DMB1 generally seeks to support business growth and the local economy, and Policy DMB3 relates specifically to recreation and tourism uses. Policy DMB3 requires new tourism development 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.

5.1.2
In this respect the application site is not located within an existing main settlement or village, however it is directly adjacent to a “group of buildings” at Cunliffe Moss Farm and thus the proposal would comply with this requirement. 

5.1.3
As mentioned earlier in the report the LPA have requested that the applicant/agent provide an economic justification for this proposal. More specifically the LPA requested details of the marketing research that has been undertaken to ascertain whether there is a need for large (four and five bedroom) holiday cottages in this location, financial details of the building costs, projected occupancy rates and potential charges for guests, which would then provide an estimate timescale as to when the holiday cottages would become profitable. 

5.1.4
Despite two requests, the applicant/agent has commented that they will not be providing such information as there is no policy requirement for them to do so. 

5.1.5
Whilst it is accepted that there is no specific policy requirement for the applicant to provide this information, such information is often submitted with this type of application and it is considered that the information requested is not unreasonable. In most cases one would expect that the applicant will have calculated the potential costs builds for the development and researched the demand for holiday lets in this area before progressing to the stage of submitting a formal planning application. 
5.1.6
Considering the above, despite the request of the LPA the applicant has not provided a financial justification or business case, however this in itself if not considered to be a reason to refuse the application at this stage. As such, the principal of holiday accommodation in this location is considered to be acceptable, however conditions have been attached which will ensure that the buildings are used solely as holiday accommodation only and not as permanent        or primary living accommodation. 
5.2
Impact Upon Residential Amenity:
5.2.1
The submitted application states that there are three residential dwellings at Cunliffe Moss Farm, with the Farmhouse being the central of these three properties. The Farmhouse is owned by the applicant and directly to the east is Willowcroft which does not appear to be in the ownership of the applicant (not included within the submitted site edged blue or red). The proposed holiday cottages would be sited to the east of Willowcroft. 

5.2.2
The side elevation of Willowcroft would face towards the proposed new units and at the nearest point a separation distance of 20m would be provided. Such a separation distance is considered to be acceptable so as to ensure that the proposal would not unduly impact upon the amenity of existing residents and furthermore there are mature trees on land in between which would significantly screen the proposal from the existing dwelling at Willowcroft. 

5.2.3
Occupiers of the proposed holiday cottages would access the site via the existing track, which is to be extended, and this existing track does pass by the existing dwellings at Cunliffe Moss Farm. This track however is currently used by farm machinery and the additional vehicle movements associated with the proposed holiday lets would not have any greater impact upon neighbouring amenity. 

5.2.4
Outside of Cunliffe Moss Farm the nearest neighbouring property is Haggs Hall Fields some 200m to the north east and other than this property, and the buildings at Cunliffe Moss Farm, the site is surrounded by open fields.  

5.2.5
In view of the above the proposed development would not have any undue impact upon neighbouring land uses in accordance with Policy DMG1.      
 5.3
Visual Amenity/External Appearance:
5.3.1
Whilst the site can be seen from the A59, at a distance of 1.5km it is not highly visible or prominent, and in any case the proposed development would be viewed in conjunction with the existing/adjacent buildings and dwellings at Cunliffe Moss Farm. The site would be more prominent from the adjacent Public Rights of Way, but for similar reasons to the above the new units would be viewed in conjunction with the existing/adjacent buildings and dwellings at Cunliffe Moss Farm. 
5.3.2
With regard to design and external appearance, the proposed units would be constructed in natural stone, with a blue slate roof, and such materials are considered to be acceptable in this rural location. The properties would contain significant levels of glazing, particularly Unit 3 which contains a first floor balcony, however the farmhouse of Clunliffe Moss Farm is a replacement dwelling and is of a relatively modern design with high levels of glazing and balconies. 

5.3.3
Furthermore, as part of the proposal the application includes the removal of a single storey building and part of a two storey agricultural building, and it is assumed that the rather untidy area of land around the application site will also be tidied up if the applicant was to construct the proposed holiday lets.      

5.3.4
With the above in mind it is considered that the design/appearance of the proposed development would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy, as well as National Guidance contained within the NPPF. 
5.4
Highways

5.4.1
The application proposes to extend the existing access track to serve the proposed units and parking provision would be provided for each unit. LCC Highways have not commented on this proposal but there are considered to be no highway concerns in relation to this proposal.    
5.5
Trees and Ecology

5.5.1
The land upon which the units would be erected is currently grassed, liley used by horses, and thus has low ecology value. To the west there is a group of mature trees, and also some trees to the east, and a condition has been attached which requires these trees to be retained and protected during the construction period.

5.5.2
The application is accompanied by an ecology survey in respect of the buildings to be demolished and this survey concludes that the buildings have low potential for bats and barn owls. The report did however find evidence of nesting Swallows in the area and therefore recommends that works should not commence during bird nesting season and a condition to this affect has been attached to the recommendation. A condition has also been attached requiring the applicant to provide bat and bird boxes within the proposed holiday cottages and details of these shall be submitted to the LPA prior to commencement of development.  
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
In summary, the principle of holiday cottages in this location is considered to be acceptable and the proposed development would not have any undue impact upon neighbouring amenity. The proposal would not have any significant visual impact on the character and quality of the site and its surrounding area, and as such the application is recommended for approval.  

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990. 

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Ain/798/2261/01

Ain/798/2261/02

Ain/798/2261/03

Ain/798/2261/04

Ain/798/2261/05

REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent.

3.
Unless otherwise agreed in writing with the Local Planning Authority, the development hereby approved shall be carried out in complete accordance with the materials detailed on approved drawings: 

Ain/798/2261/01

Ain/798/2261/02

Ain/798/2261/03


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policy DMG1 of the Ribble Valley Core Strategy.

4.
Prior to commencement of any site works including delivery of building materials and excavations for foundations or services, all the existing/retained trees and hedging shown on approved drawing Ain/798/2261/04 shall have been enclosed with temporary protective fencing in accordance with BS5837:2012 [Trees in Relation to Demolition, Design & Construction] which is to be inspected on site by the Local Planning Authority. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period.


REASON: To protect the existing vegetation in the interest of visual amenity in accordance with Policies DMG1 and DME2 of the Ribble Valley Core Strategy.
5.
Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the holiday cottages hereby approved shall only be used as holiday accommodation and for no other purpose, including any other purpose within Use Class C3. 


REASON: For the avoidance of doubt, and to avoid an over-intensive use and to ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

6.
The holiday cottages hereby approved shall not be used as a unit of permanent accommodation or any individual(s) sole place of residence.  A register of all occupants/owners of the holiday cottages hereby approved shall be maintained at all times and shall be made available for inspection by the Local Planning Authority on request.  For the avoidance of doubt the register shall contain the name and address of the principal occupier/owner(s) together with all dates of occupation.


REASON: To ensure that the development remains compatible with the character of the area and the intensity and frequency of usage remains proportionate to the use hereby approved in accordance with Policies DMG1, DME2, DMB1 and DMB3 of the Ribble Valley Core Strategy.

7.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, the holiday cottages hereby permitted shall not be altered or extended, no new windows shall be inserted (including rooflights) and no additional buildings or structures shall be erected within its external area unless planning permission has first been granted by the Local Planning Authority. 


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the development and locality and the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy.

8.
The car parking and manoeuvring areas (as shown on approved drawing Ain/798/2261/04) shall be laid out in accordance with the approved plan before the holiday cottages hereby approved are first brought into use and shall be permanently maintained as such thereafter. 


REASON: To allow for the effective use of the parking areas in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.
9.
No external lighting shall be installed on any structure hereby approved, or elsewhere within the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  Only the duly approved lighting shall be installed on the buildings hereby approved. 


REASON: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.

10.
For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 


REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3. 

11.
No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.

REASON: In order to prevent any habitat disturbance to nesting birds in accordance with the requirements of Ribble Valley Core Strategy Policy DME3 and the provisions of the Wildlife and Countryside Act 1981 (as amended) and the National Planning Policy Framework.
12.
No development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 

For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.


The artificial bird/bat boxes shall made available for use before the holiday cottages hereby approved are first brought into use and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and EN4 of the Ribble Valley Core Strategy.
13.
Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.


REASON: In order to protect the amenities of existing residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

14.
Foul and surface water shall be drained on separate systems. 


REASON: In order to reduce the risk of flooding in accordance with Policy DME6 of the Ribble Valley Core Strategy and the National Planning Policy Framework.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0700
