RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DATE:


29th November 2018


REF:
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CHECKED BY: 
APPLICATION REF: 
3/2018/0506
GRID REF: SD 370040 435875
DEVELOPMENT DESCRIPTION:

CHANGE OF USE OF AGRICULTURAL LAND TO ALLOW EXTENSION TO LODGE PARK AND THE ERECTION OF AN ADDITIONAL 12 LODGES (AMENDMENT TO APPLICATION 3/2015/0880 APPROVED 16 DECEMBER 2016).  RIBBLE VALLEY VIEW OLD LANGHO ROAD LANGHO BB6 8AW
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

BILLINGTON AND LANGHO PARISH COUNCIL:

The Parish council have raised objections on the following grounds:
· Concern for local infrastructure.

· Unauthorised elevation of site

· Creep development

· Access to and from the site

·  Height of the elevations and the detriment to the adjourning properties.

· The topsoil and other materials that have exceeded the site boundaries

· The noise from the site as landscaping requirements have not been adhered to

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have offered the following observations:
The proposal seeks to extend the facility by adding a further 12 chalets and extending the internal road and whilst I would raise no objection to the proposal the internal site safety would benefit from the provision of an turning head a turning head that was capable of accommodating ally the expected vehicle types, e.g. private cars and maintenance vehicles (with trailers).

ADDITIONAL REPRESENTATIONS:

Seventeen letters of representation have been received objecting to the proposal on the following grounds:
· Inaccurate and insufficient details submitted in support of the application
· The works have already been undertaken

· Impacts upon visual amenity

· Raising of land levels

· Drainage concerns

· Loss of privacy and direct overlooking from lodges

· Increase in traffic

· Light pollution

· Noise pollution

· Impacts upon wildlife and ecology

1.
Site Description and Surrounding Area
1.1 The application relates to a 1.06 Hectare area of land located directly adjacent Ribble Valley View lodge-park.  The area of land is located to the north-western extents of the existing lodge-park forming an extension to the existing facilities. 
1.2 The application site lies within the defined open countryside being located approximately 1.5 miles to the west of Billington and directly to the west of Great Wood which bounds Brockhall Village.  At the time of the initial site visit a high proportion of works for which consent are sought had already commenced.  Prior to works being commenced, the land to which the application relates was greenfield in nature and in agricultural use.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the extension of the existing lodge-park to accommodate a further 12 lodges including associated hardstanding, parking areas and access road.  The application also includes an area of land to the northern extents of the site where the land levels have already been significantly raised.
2.2
It is proposed that six lodges will be sited to the east of the central access road directly adjacent Great Wood with three being sited on the opposing (western) side of the track.  The remaining three lodges will be located at the northern extents of the site where the access road takes an easterly turn and terminates.

2.3
It is proposed that the lodges will be faced in horizontal timber-cladding, each of which will also benefit from a raised deck area with glass balustrading.  Two differing lodge types are proposed with variations in the fenestrational arrangement and a feature pike gable being the only discernible difference between the lodge types.  The Lodges will measure approximately 3m in height at eaves and 4.2m at ridge.  The lodges occupying plots 1-5 will benefit of a footprint of approximately 4.2m x 11.9m with the footprint of those occupying plots 6-12 will measuring approximately 6m x 11.9m.
2.4
It is proposed that the area of raised land to the northern extents of the site will accommodate visual mitigation in the form of a belt of tree planting consisting of Oak, Common beech and Ash.  
3.
Relevant Planning History


3/2015/0880:


Change of use of agricultural land to allow extension to lodge park and the erection of an additional 12 lodges and informal recreational area and footpath.  (Approved with conditions)



3/2011/0853:


Application for the discharge of conditions 4,5,7,8,9,11,13,14,15,16, and 17 of planning consent 3/2010/0417P.  (Approved)


3/2011/0848:


Application for a non-material amendment to planning consent 3/2010/0417P for layout changes to 1) create a softer layout so as to create less visual input, 2) to avoid encroaching on trees that are under a tree protection order, 3) to improve road layout for easier access, 4) to improve pathways so as to take pedestrian traffic away from the road and 5) to incorporate an LPG Gas system rather than gas.  (Approved)


3/2010/0417:


Proposed change of use of agricultural land to form a pitch static caravan holiday park with warden unit, reception, grounds maintenance store and associated landscaping.  (Approved)

4.
Relevant Policies

Ribble Valley Core Strategy


Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodland

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Conservation

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The principle of the development of the site for the purposes of accommodating additional holiday lodges has already been established as acceptable through the granting of consent 3/2015/0880.  Given there have been no significant changes in adopted local planning policy since the determination of the aforementioned application, it is not considered that the principle of the development need be re-examined for conflict with the adopted Development Plan.
5.2
Impact upon Residential Amenity:
5.2.1
A number of objections have been received from existing occupiers of Highwoods Park to the north-east.  A number of these objections relate to the potential for the development to have an adverse and detrimental impact upon existing residential amenity.
5.2.2
Following a site visit is accepted that a number of the lodges, in particular those at the northern extents of the site, will be visible from the rear of a number of the properties located on Highwoods Park.  However, detriment to residential amenity does not occur solely by virtue of a proposal being visible by an existing visual receptor. 
5.2.3
The rear elevations of the existing properties in question are located (at their closest point) approximately 100m from the eastern boundary of the proposal site.  Taking into account this interface distance it is not considered that any measurable or quantifiable detriment to residential amenity could be argued through undue loss of privacy, light or over-bearing impact.  

5.2.4
Notwithstanding the above matter, the applicant has proposed an element of visual mitigation in the form of tree planting atop a raised landscape bund to the northern extents of the site.  When established, this will offer a degree of visual mitigation that will make the lodges less visually conspicuous when viewed from adjacent dwellings and associated residential curtilages.
5.2.5
A number of objections have also raised the issue of a potential for increase in noise and the resultant detrimental impact upon residential amenity.  Taking into account the modest number of lodges proposed and taking account of the nature of the proposed use, I do not consider that the proposal is likely to generate a level of activity or use that would be of significant detriment to residential amenity.  Members will also note in this respect that the councils Environmental Health department have raised no objections to the proposal.
5.3
Matters of Design/Visual Amenity:
5.3.1
The application is retrospective in nature, the main differences between the previously approved consent (3/2015/0880) and the current proposal are that of the reorientation/re-siting of a number of the lodges, changes to the central access road route and the inclusion of a landscaping bund/embankment to the northern extents of the site. 
5.3.2
The application does not seek to increase the number of lodges previously approved with the general overall arrangement maintaining a number of similarities with the previous consent.  In this respect it cannot be argued that the quantum of development proposed would result in any additional cumulative visual impact over and above that which already benefits from consent.  
5.3.3
The matter to be considered in relation to visual impact relates solely to the re-orientation/re-siting of a number of the lodges, with consideration to be given as to whether such changes would result in any measurable additional detrimental impact upon the character and visual amenities of the area.  Given the main variances relate solely to the reorientation of a number of the lodges I do not consider that there would be any grounds whereby which it could be argued that such minor changes would result in any significant measurable detrimental impact upon the character or visual amenities of the immediate context.
5.3.4
Members will note, when taking account of the details associated with the previous consent, that one notable change has been introduced via the inclusion of a raised area of land to form a landscaped bund/embankment at the northern extents of the site.  The land levels of the area in question have been raised by approximately 2m at their highest point with the bund then being graded to match the drop off of the natural topography of the site.
5.3.5 
It is accepted that the bund has some level of visual impact through a perceived change in the natural landscape, but it is not considered that the raising of the land in this area, in isolation, would be considered harmful.  It is also important to consider that the bund has been introduced to accommodate a raised area of tree-planting to provide some degree of visual mitigation to the proposal in respect of its visibility from dwellings located on Woodlands Park.
5.3.6
Taking the above matters into consideration it is not considered that the proposal will result in any measurable or significant detrimental impact upon the visual amenities or character of the defined open countryside.
5.6
Landscape/Ecology:
5.6.1
No up to date ecological appraisal has been submitted in support of the application.  However given the majority of the works on site have already been undertaken it is not considered reasonable or practical to submit such information – accurate assessments of impacts upon protected species/habitat cannot be fully undertaken retrospectively.
5.6.2
The submitted details also propose, in addition to the tree planting atop the landscape bund, some amenity tree-planting throughout the main body of the proposal - with a total of 20 trees being proposed to be planted consisting of Silver Birch, Common Beech, Ash and English Oak.
5.6.3
The proposed landscaping details are considered adequate in their provision.  Given works have already commenced on site a condition will be imposed requiring the agreed landscaping to be undertaken within the next available planting season. 
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Taking account of the above matters and all material considerations it is not considered that the proposal will be of detriment to existing residential amenity nor will it have any significant detrimental impact upon the character of visual amenities of the immediate context or defined open countryside.
6.6
For the reasons outlined above the proposed development is considered to be in broad accordance with the aims and objectives of the adopted development plan and do not consider that there are any material overriding reasons that would warrant the refusal to grant planning permission.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
Timings and Commencement
1.
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:
SIMPS/01B – Dwg 01
SIMPS/01B – Dwg 02 Rev C

SIMPS/01B – Dwg 03

SIMPS/01B – Dwg 04

SIMPS/01B – Dwg 11

REASON:  For the avoidance of doubt since and to clarify which plans are relevant to the consent hereby approved.
Matters of Design
2.
Precise specifications or samples of all external surfaces of the development hereby approved shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The development shall be carried out in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality.
3.
Details of any external lighting or external lighting to be mounted upon the lodges, including details of the location, nature and the intensity of lighting, shall be submitted to and approved in writing by the Local Planning Authority prior to installation The development shall be carried out and operated in accordance with the approved details.

 
REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and does not contribute to unnecessary or unwarranted light pollution.

Landscape and Ecology 

4.
The landscaping details hereby approved (Site Plan SIMPS/01B Dwg 02C) shall be implemented in the first planting season following the granting of this consent and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

REASON:  In order that the Local Planning Authority may ensure that the proposal is adequately landscaped and sufficient landscape visual mitigation is provided and maintained. 
Control over Development

5.
The holiday lodges hereby approved shall not be used as units of permanent accommodation or any individual(s) sole place of residence.  A register of all occupants/owners of the holiday lodges 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 clarify the nature of the consent, 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.
BACKGROUND PAPERS
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0506

