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	Date Inspected:
	08/12/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed new access road to serve three proposed holiday lets previously approved in planning permission 3/2016/1127.

	Site Address/Location:
	Windy Harbour Fish House Lane Chipping PR3 2NQ

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	AONB Officer:
	

	The proposed track is likely to be acceptable given the use a non-metalled, 'softer' surfacing and the fact that it follows the line of the dry stone wall within the field.  

I would, however, wish to request that the Council advises the applicant should not use any form of kerbing (or other urban street furniture) at the entry/exit point from Startifants Lane, to avoid any urbanising effects on this country lane.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

3/2001/0492 - Change of use of agricultural buildings to form 4 no. holiday cottages and wardens accommodation with garaging/parking. Refused and dismissed at appeal.
3/2003/0341 - Erect 4 no. dwellings for use as holiday cottages. Approved with conditions.

3/2016/1127 - Demolition of former agricultural buildings and replacement with three holiday let units. 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:
Consent is sought for the construction of a new access road to serve three proposed holiday lets previously approved by planning permission 3/2016/1127 at Windy Harbour, Fish House Lane, Chipping. The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty and is situated 1.1 miles to the north west of Chipping at the base of Parlick Hill. The existing site comprises the main dwelling, Windy Harbour, and former agricultural buildings including two large piggeries and a storage cabin which are in poor condition. Planning consent was granted to demolish the agricultural buildings and build in their place three units of holiday accommodation.

It was originally proposed to access the holiday units via the existing vehicular access to the Windy Harbour off Fish House Lane. The applicant now proposes to use an existing field entrance from Fish House Lane to access the holiday units separately from the main dwelling. The proposal would require widening of the access point, realignment of the existing stone walls to provide suitable visibility and the removal of an existing roadside agricultural livestock building. The proposed route of the track, which would be formed from two gravel tyre tracks with a central grasscrete strip, would follow the existing field boundaries for around 200m.

	Observations/Consideration of Matters Raised/Conclusion:

The proposal would be required to serve the previously approved holiday units and would comply with Core Strategy Policies DMG2 and DMB3 subject to consideration of the visual impact of the proposed development upon the Forest of Bowland AONB and the effects of the proposal upon ecology and highway safety. 

There is no ‘need test’ for this type of development and the applicant simply wishes to provide a degree of separation between their own private residence and the approved holiday units which are located in close proximity to the main dwelling and would remain easily accessible from it. In terms of the visual impact of the development, the development site is located in the AONB, designated for its scenic beauty. The application is supported by an assessment of the landscape and visual impact of the development.

The proposals would require the realignment of the existing stone boundary wall along the frontage with Fish House Lane to provide for the necessary sightlines for access/egress. It is proposed to rebuild the wall which is an important landscape feature and there would be a requirement for the applicant to reuse the existing stone. The proposed access track would be screened from the east, west and south-east of the site by existing field boundaries, landforms and surrounding topography. Views of the development would be transient from the adjacent highway and would have no greater impact than the presence of the existing hard surfaces and small agricultural building. The proposed materials would give the track an appearance that would be sufficiently agricultural. The access track would be visible from elevated land to the west of the site from a distance of around 400m to 1.5km. Given the proposed track would follow the existing stone wall it would be seen as a subsidiary feature and would have a negligible impact on the visual appearance of the area. 
With regard to landscape character, the proposals would have a limited impact. Post development, it is advised that the impact of the development on the character of the landscape would be ‘negligible adverse’. The AONB Officer is in agreement with the assessment but has requested that the applicant does not use any form of kerbing (or other urban street furniture) at the entry/exit point, to avoid any urbanising effects.
In terms of highway safety, the highways officer raises no concerns. The proposals provide adequate passing places along the track and are acceptable subject to conditions.
Having regard to the above, the proposals would not result in any long-term adverse harm to the visual or landscape quality of the AONB. Accordingly, it is recommended that the application be approved subject to conditions.

	RECOMMENDATION:
	That planning consent be granted


