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	Date Inspected:
	27/09/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing timber-clad stable building and replacement with one new holiday cottage.

	Site Address/Location:
	Land adjacent to Black Hall Barn Garstang Road Chipping PR3 2QJ

	


	CONSULTATIONS: 
	Parish/Town Council

	Object to this planning application on the grounds that it would set a precedent for the replacement of wooden buildings with a permanent holiday home of a more prominent nature.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	AONB Officer:
	

	None received.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

3/2014/0637 - Stable building for the purpose of commercial holiday stays for horses. Approved with conditions.

	

	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:
This application seeks consent for the demolition of an existing timber-clad stable building and replacement with one new holiday cottage at land adjacent to Black Hall Barn, Garstang Road, Chipping. The application site is located in the Forest of Bowland to the south-west of the village of Chipping. There is currently a timber stable building located on the site which fronts onto a yard area and the field to the north-west has been subdivided into paddocks. There is also extant planning consent for the erection of a commercial stable building at the site which has yet to be implemented. 
It is proposed to demolish the existing stables and erect in its place a single storey unit of holiday accommodation. The accommodation would comprise a kitchen, living area, bathroom and three bedroom. The proposed building would be faced with natural stone with stone heads and sills and would have timber window frames and doors. The roof would be blue slate. The building would measure 14.4m long and 7.6m wide and would have a maximum height of 5.8m.
It is proposed that the ‘cottage’ would provide holiday accommodation close to recreational activities such as walking, cycling and shooting. The holiday accommodation would also complement the existing consent for stables which would be used for holiday stays for horses.

	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 the visual appearance and character of the AONB, its effect on residential amenity, ecology 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 Forest of Bowland AONB. 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 the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will

also apply:

1. The proposal should display a high standard of design appropriate to the area.

2. The site should not introduce built development into an area largely devoid of structures (other than those directly related to agriculture or forestry uses).
These are therefore the detailed considerations that are relevant to this application and that will be discussed under appropriate headings below. In principle, however, the proposal is considered to be acceptable in this location.

Effects Upon the Landscape/Visual Amenity

Key Statement EN2 states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” and the NPPF (paragraph 115) attaches ‘great weight’ to conserving the landscape and scenic beauty AONB which is afforded the highest status of protection.

Policy DMB3 requires developments 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’. The proposed holiday let would not be physically well related to a settlement of village nor would it be required in conjunction with a particular countryside attraction. However, the proposed development would be closely related to an existing group of buildings which mainly consists of residential properties including agricultural buildings that have been converted to residential use. This cluster contains around ten buildings in total and is located on the opposite side of the highway to the development site. Nonetheless, the proposed development would not be seen in isolation but rather in the context of the existing built form.

In relation to its impact on the landscape, any views of the development from the west would be against the backdrop of the existing built development which comprises two storey stone built properties. The proposed holiday accommodation would be single storey and would have a local vernacular design with a simple linear plan form. Furthermore, it would be faced in traditional materials which would match the surrounding buildings and would help it to assimilate within the group. The proposed building would be screened from views to the east by the existing buildings. The surrounding area is traversed by multiple public footpaths and bridleways and, as such, there would be some unrestricted views of the proposed building. However, it is considered that the scale and design of the proposed holiday let is such that it would not result in any notable visual harm and its close proximity to a network of public rights of way enhances its attractiveness as a location for holiday accommodation. The application also proposes to provide some landscaping along the south-eastern side of the adjoining fields which would screen the site from this direction. It is recommended that, should consent be granted, a planting scheme comprising native species be submitted to the Council for approval prior to any commencement of development.
The application does not seek to identify any private amenity space to be associated with the holiday accommodation and this would be beneficial in terms of its visual impact. The associated vehicular parking areas would be enclosed to the north and west by the holiday unit and the recently approved commercial stable building. Taking into account the above, it is considered that the proposals are well-sited in an area that makes best use of the topography of the land which slowly rises to the west. It is well-related to the existing group of buildings and its design and external appearance would respect the local vernacular design. In my opinion the proposals would not result in any detrimental impact of the character and appearance of the Area of Outstanding Natural Beauty and accords with the relevant local and national policies. 

Highways Safety

Policy DMG3 and criterion 4 of Policy DMB3 relate to the matter of transport and mobility and states that, in the determination of applications, considerable weight will be given to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from developments. The surrounding road network does not have footways or lighting and therefore users of the holiday lets would be required to use the motor vehicle or bicycle to reach the site. Nonetheless, by its very nature rural tourism often creates a need to travel and the provision of the holiday let units would not result in any significant increase in traffic on the local highway network. The County Highways Surveyor raises no objection to the proposals on highway safety grounds.

Effects Upon Wildlife/Ecology

The site of the proposed holiday accommodation is an existing area of hardstanding, with an extension of the hardstanding area approved as part of the application to build a commercial stable building. As such, this application will not result in the loss of any undeveloped land nor would it require the removal of any trees or vegetation than already approved by the previous consent. The Council’s Countryside Officer has recommended that a planning condition be imposed which would require development to cease in the unlikely event that any bats are found during demolition of the existing stables. Moreover, the Countryside Officer notes swallow nests are present on site with evidence of recent activity and therefore works could not take place during the nesting season. The applicant would also be required to provide details of nesting opportunities to enhance biodiversity in accordance with Core Strategy Policy DME3
Conclusion

In terms of its economic benefit to the rural area, the proposals are likely to generate some additional business for the nearest public houses, restaurants and shops as visitors would spend some time in the local area and the site is located in close proximity to a network of public footpaths. This would comply with Policy DMG2 which states that regard will be had to the economic and social well-being of the area. In terms of its visual impact, the proposals would conserve the scenic beauty of the area being of an appropriate size, scale and design.
Subject to appropriate conditions, the proposed development would not result in unacceptable harm to the character and scenic beauty of the Forest of Bowland AONB and it is considered that the economic and public benefits outweigh any environmental impacts of the proposal.

	RECOMMENDATION:
	That planning consent be approved.


