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	Date Inspected:
	N/A
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of existing building to annexe including short lets for business use.  

	Site Address/Location:
	Knowle Top, Clitheroe Road, Pendleton BB7 1PU

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	LCC HIGHWAYS:
	

	If the passing places shown on the submitted plans are available and in good enough condition to serve the purpose then there are no objections to the development on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape
Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DMH5 – Residential and Curtilage Extensions
Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB2 – The Conversion of Barns and Other Rural Buildings for Employment Uses

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2017/1093 - Conversion of existing structure to annex. Approved.

3/2017/0870 - Certificate of Lawfulness for an existing use for change of use from agricultural land to residential garden. Approved.
3/2017/0401 - Conversion and refurbishment of derelict outbuilding to form annexe to existing dwelling. Withdrawn.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the partial re-building and conversion of an existing stone building to mixed annexe and holiday accommodation at Knowle Top, Clitheroe Road, Pendleton. The application ‘building’ which comprises the remains of a former stone built structure was granted consent for re-building and conversion into an ancillary residential annexe in January 2018. The applicant’s now seeks to widen the use of the building to include holiday let accommodation in conjunction with their photography business.
The design and appearance of the building would be the same as approved by the original consent; a single storey building comprising a lounge/kitchen, bathroom and double bedroom and built using random stone and timber cladding with a zinc roof.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the principle of the development and its impact on the visual appearance of the surrounding area. Core Strategy Policy DMH5 provides guidance on the introduction of annexe residential accommodation. Proposals for the extension of properties to provide ancillary accommodation must be capable of integration into the main dwelling when circumstances change and should provide only a modest level of accommodation. The use of the building as an ancillary annexe has already been established as acceptable under planning application 3/2017/1093.
In relation to its potential use for holiday accommodation 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 DMG2 has regard for the economic and social wellbeing of the AONB but is clear that the more important consideration is the protection, conservation and enhancement of the landscape. 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.

Additional criteria apply in the Forest of Bowland as follows:

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).

In the AONB it is important that development is not of a large scale. In the AONB and immediately adjacent areas proposals should contribute to the protection, conservation and enhancement of the natural beauty of the landscape. Within the open countryside proposals will be required to be in keeping with the character of the landscape area and should reflect the local vernacular, scale, style, features and building materials.

The application building is not of a large scale and is around 20m from the main property at Knowle Top and, as such, the surrounding area is not devoid of other built form nor is the building isolated in the landscape. The unit of holiday accommodation would make use of the remnants of an existing stone building and therefore it would not be a completely new building in the landscape. In any case, Policy DMB3 does not prohibit new-build holiday accommodate but where possible new development should be accommodated through re-use of existing building. It is considered that the alterations to the building, its design and materials would be appropriate to the area as determined by the previous application.
Access to the site is along an unadopted track of approximately 1 mile in length. The County Highways Officer has raised concerns regarding the use of the track by members of the public who are not familiar with the route to the proposed new holiday let. The access track is also a public bridleway and there is a requirement to ensure users of the bridleway can use the facility without undue risk. The applicant has provided information which indicates 4no. passing places along the access track. The highways officer is satisfied that, based on the minimal increase in traffic that would arise from the proposals, the existing passing places would ensure safe use of the track continues. The site can accommodate parking for the proposals; this is likely to be a single vehicle given that the building provides one-bed accommodation only.
Taking into account the above the proposals would be acceptable. The development would not result in any adverse harm to the character and appearance of the designated AONB nor would it result in harm to highway safety. At the same time it would promote tourism in the area and would make a contribution, albeit small, to the local economy. A planning condition would be imposed to ensure the building is used only for ancillary annexe accommodation or as temporary holiday accommodation. 

	RECOMMENDATION:
	That planning consent be approved.


