RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DATE:
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CHECKED BY: 
APPLICATION REF: 
3/2018/0786 

GRID REF: 361865 441312
DEVELOPMENT DESCRIPTION:

CONVERSION OF EXISTING RESTAURANT TO CREATE 12 APARTMENTS AND SITING OF FOUR HOLIDAY LETS AT DOG AND PARTRIDGE, HESKETH LANE, CHIPPING PR3 2TH 
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
The Parish Council considers that the application has not been adequately marketed. As submitted no details have been shown relating to affordable housing and have concerns the conversion scheme would generate a greater number of vehicular movements.
In relation to new holiday lets, consider they will have a visual impact and stress the importance of retaining the units as holiday lets and comment whether there is sufficient demand for new units.
LANCASHIRE LOCAL LEAD FLOOD AUTHORITY:
The Lead Local Flood Authority (LLFA) originally unable to comment due to lack of information. Following re-consultation raise no objection subject to conditions regarding implementation of an appropriate surface water sustainable drainage scheme prior to occupation and a pre‑commencement condition in relation to a surface water management plan.
UNITED UTILITIES:
Advise that there are no foul and surface water assets in the local area and that historically foul water has entered the adjacent watercourse.
LANCASHIRE COUNTY COUNCIL (LCC) HIGHWAYS:

Based on the amended plan no objection to the proposal subject to suitable conditions
LANCASHIRE COUNTY COUNCIL (LCC) EDUCATION:

No requirement for an education contribution 
ADDITIONAL REPRESENTATIONS:
Seven representations have been received from members of the public which raise the following issues. Following re-consultation additional comments have been received from some of the original objectors.  
· Inadequate marketing of the property. 
· Insufficient demand for this type of housing and it is in the wrong location. 
· There is a surplus of existing holiday let accommodation in the borough and vicinity.
· Insufficient parking.

· Inadequate and incorrect drainage information submitted with the application and that the existing capacity is insufficient.
· Noise disturbance caused by the development and possible conflict to adjoin commercial kennel and cattery business.
· Over intensive form of development and out of character to the local environment.

· Noise survey carried out whilst the Kennel was closed so it is not appropriate.

· Contrary to Policies contained in the Core Strategy DMB1 and Key statement DMI2
It should be noted that following formal reconsultation some of the points raised have been reiterated.

1.
Site Description and Surrounding Area
1.1
The site is located off Hesketh Lane, approximately 1.6 miles South of Chipping Village. 
The site itself consists of the former Dog and Partridge Restaurant & Bar which 
includes the main stone restaurant building, a modern rear extension, car park and 
rear garden area.
1.2 
The site is situated in the Area of Outstanding Natural Beauty and has a road side frontage and vehicular access from Hesketh Lane.
2.
Proposed Development for which consent is sought
2.1
The proposal seeks alterations to the former Dog and Partridge Public House to accommodate 12 flats, including 5 two bedroom units and 7 one bedroom units. The scheme also includes a terrace block of 4 two storey stone constructed holiday units at the rear of the site. Parking provision for both elements are on the existing car parking area associated with the public house.
2.2
The changes to the main building include the introduction of new windows, enlarging existing windows, replacing doors with windows and the introduction of additional external steps to access some of the units. It is considered that these changes do not adversely affect the character of the building.

3.
Relevant Planning History

None
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement DS2 – Sustainable Development 

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy 

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

Policy DMG3 – Transport and Mobility

National Planning Policy Framework (NPPF) (July 2018)

National Planning Practice Guidance (NPPG)

Planning (Listed Building and Conservation Areas) Act 1990
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
In relation to the principle Core Strategy Policy DMG2 states that development proposals outside the defined settlement boundary must meet at least one of six considerations. Of these considerations the development is compliant in that it seeks to covert an existing building with the new build element being a tourism use.
5.1.2
Additionally, 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. 

5.1.3
In this respect the application site is not located within an existing main settlement or village but it is not considered to be visually isolated due to the ribbon development on Hesketh lane. 
5.1.4 
It is considered that the site is suitable for a tourism use in accordance with the relevant “principle” sections of Policies DMG2, DMB1 and DMB3 and therefore the proposal is viewed to be acceptable, subject to compliance with other policies of the Core Strategy. 
5.2
Visual Impact on the Surrounding Area:

5.2.1
It is acknowledged that the representations received raises objection to the proposal in relation to visual impact of the proposal, the impact upon the surrounding area and the considered over-development of the site.
5.2.2
Paragraph 172 of the NPPF considers the potential impact of development within an AONB and notes that “great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to these issues. The conservation and enhancement of wildlife and cultural heritage are also important considerations in these areas, and should be given great weight in National Parks and the Broads.” It should be noted that this site is adjacent to the AONB and not within it.
5.2.3
Key Statement EN2 (Landscape) 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.”  The proposed new build holiday cottages are in natural stone, slate roofing and timber framed windows all of which are in keeping with the locality. 

5.2.4
Additionally, Policies DMG1, DMG2 and DMB3 of the Ribble Valley Core Strategy all seek to ensure development is in keeping with the character of the landscape and surrounding area by virtue of scale, siting, layout, design and materials.
5.2.5
Members must determine whether they consider there would be any significant adverse impact upon visual amenity, the character of the area or the ANOB in relation to the proposal. The main visual impact is caused by the erection of the  4 two storey holiday lets located at the rear of the existing building. It is considered that as the buildings are located within the existing confines of the original garden area and would be seen against the backcloth of the main building it would not detract from the general visual amenity or have an adverse impact on the AoNB.

5.2.6
The changes to the main building include the introduction of new windows, 
enlarging existing windows, replacing doors with windows and the introduction of 
additional external steps to access some of the units. It is considered that these 
changes do not adversely affect the character of the building. 
5.3
Impact Upon Residential Amenity:

5.3.1 
The proposal, although in the open countryside, is adjacent to existing residential properties as well as a commercial Kennels and cattery business. Concern has been expressed that the noise associated from residential and holiday let activities could impact on the adjacent kennels and cattery business. Following concerns about the timing of the first noise survey a further survey was commissioned and based on the findings of the survey the Council’s EHO raised no concerns.
5.3.2

Members must determine whether the proposal is acceptable in terms of the impacts of the proposal upon residential amenity. Due to its location the development would not have any undue impact upon the amenity of neighbouring land users.  The proposal is considered to be acceptable and the proposal complies with Policy DMG1 of the Ribble Valley Core Strategy in relation impact upon residential amenity of neighbouring properties.  
5.4
Affordable Housing: 
5.4.1
The proposal makes provision for both on site and off site affordable housing. This would include one unit to have Discounted Sale and a financial contribution to assist in the delivery of affordable housing. On the basis that this has been agreed by the Council’s Housing Officer, the proposal would be compliant with the objectives of the affordable housing policy.The applicant has agreed a financial contribution of £105,200 which has been a figure accepted by the Department.
5.5
Highway Safety and Accessibility:
5.5.1
It is now evident based on the changes and the additional information that there are no longer any concerns in relation to highway matters. The proposal provides a total of 22 parking spaces as well as adequate cycle provision. The scheme also includes alteration to the access points with the blocking up of the northern access point for vehicular purposes.
5.6
Landscape/Ecology:
5.6.1
The proposal would result in further built form on a garden area and as such there would be no biodiversity gain. However, in order to accommodate such issues it is considered that a condition should be imposed on the new build and existing buildings in relation to the need to accommodate bird and an d bat boxes.

5.6.2
Members must determine whether they consider there would be any significant impact upon landscape and ecology in relation to the proposal with specific reference the protected species. It is considered that subject to the requested conditions in relation to bats and bird boxes the proposal would not have significant adverse impact upon Landscape/Ecology. Therefore the proposal is considered to be in accordance with Policy DME3 of the Core Strategy.    
5.7
Drainage and Flood Risk:

5.7.1 
It is evident that many of the objections raised from local residents concern drainage issues and as a result additional information has been submitted .The consultation responses received from the LLFA and United Utilities raise no objection to the application subject to appropriate conditions being attached to any potential grant of planning permission. 


5.7.2 
Members must determine whether they consider there would be any significant impact upon drainage and flood risk in relation to the proposal. It is considered that subject to the appropriate conditions the proposal would not represent unacceptable risk of flooding or exacerbate flooding elsewhere therefore it would accord with Policy DME6 of the Ribble Valley Core Strategy.
5.8
Off Site Recreation Facilities:
5.8.1
The Draft S106 includes a financial contribution of £3925 which is in accordance with the Council’s Open Space and Developer contribution document it is envisaged that this sum which would be used in connection with facilities in Chipping.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
It is noted that some concerns have been raised regarding the length and method of marketing the property for commercial uses. In this instance the marketing carried out via commercial agents but with no signage on site. Details have been provided and it is now the view of the Head of Regeneration that the marketing exercise has been sufficient to address the policy requirements. On this basis and given there are no material objections a recommendation of approval is considered appropriate.
RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Economic Development for approval subject to the satisfactory completion of a Legal Agreement, within 3 months from the date of this Committee meeting or delegated to the Director of Economic Development and Planning in conjunction with the Chairperson and Vice Chairperson of Planning and Development Committee should exceptional circumstances exist beyond the period of 3 months and subject to the following conditions:
1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission. 


REASON: Required to be imposed pursuant to Section 51 of the Planning and Compulsory Purchasing Act 2004.
2.
The development to which the permission relates shall be carried out in complete accordance with the following approved plans and specifications: 


Location Plan Reference GA3147-LP-01


Landscaping Plan Reference Dog and Partridge


Proposed Block Plan Reference BP-01A dated 18/10/18


Proposed Floor Plan and Elevations GA3147-PL01


Proposed Floor Plan and Elevations GA3147-PL02


REASON:  To ensure that the development as carried out does not vary from the approved plans.

3.
Foul and surface water shall be drained on separate systems.


REASON: To secure proper drainage and to manage the risk of flooding and pollution.
4. 
The proposed holiday cottages shall be restricted to short-term holiday purposes only.  No cottage on the site shall be occupied at any time as permanent residential accommodation or as a person’s main place of residence.


The owners/operators of the site shall maintain an up-to-date register of the names of all owners/occupiers of the individual lodges on the site, and of their main home addresses, and shall make this information available, on request, to the Local Planning Authority.


REASON: To prevent the permanent residential occupation of the site in a location where new residential development is unacceptable in principle and to define the scope of the permission hereby approved.
5.   
Prior to work on any of the buildings details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and 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 be submitted on a dwelling/building dependent bird/bat species site plan and indicate the type of provision to be provided and identify the actual wall and roof elevations into which the above provisions shall be incorporated. 

The artificial bird/bat boxes shall be incorporated into those buildings during the construction and be made available for use before each flat or holiday let is occupied 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 to reduce the impact of development.
6.
Notwithstanding the submitted details, details or specifications of all materials to be used on the external surfaces, including details of external stairways, of the development hereby approved shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development. The approved materials shall be implemented within the development in strict accordance with the approved details.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality and respond positively to the inherent character of the area.
Noise
7.
The residential development hereby permitted shall be designed in full compliance with the revised acoustic report dated 28/1/19 and incorporate the glazing, ventilation and acoustic specifications detailed in the report prior to occupation of any of the units.

REASON: To protect and safeguard residential amenity.
8.
Prior to occupation of any of the units details of any external lighting scheme to the development hereby permitted shall be submitted to and approved in writing by the LPA and be implemented in accordance with the submitted scheme.

REASON: To protect and safeguard residential amenity.
9.
The permitted hours of operation in relation to all construction works and ancillary operations (including deliveries and removal of plant, equipment, machinery and waste) shall be 08.00 to 18:00, Monday to Friday, 08.00 to 13:00 hours on Saturdays, and at no time on Sundays and Bank Holidays.

REASON: To protect and safeguard residential amenity.
10.
No development shall commence until final details of the design, based on sustainable drainage principles, and implementation of an appropriate surface water sustainable drainage scheme have been submitted to and approved in writing by the local planning authority. Those details shall include: 
a)
A final surface water drainage layout plan; appropriately labelled to include all pipe/structure references, dimensions, design levels, finished floor levels and external ground levels (in AOD); 
b)
A full set of flow calculations for the surface water drainage network. The calculations must show the full network design criteria, pipeline schedules and simulation outputs for the 1 in 1 year, 1 in 30 year and 1 in 100 year return period, plus an appropriate allowance for climate change and urban creep. The calculations must also demonstrate that the post development surface water run-off rate shall not exceed 5l/s; 

c)
A final plan showing all on-site surface water catchment areas, i.e. areas that will contribute to the proposed surface water drainage network; 

d)
A final plan showing all overland flow routes and flood water exceedance routes, both on and off site; 

e)
Details of measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses; and 

f)
Details of an appropriate management and maintenance plan for the surface water drainage network for the lifetime of the development. 


The scheme shall be implemented in accordance with the approved details prior to first occupation of any of the approved dwellings, or completion of the development, whichever is the sooner. Thereafter the drainage system and ordinary watercourses shall be retained, managed and maintained in accordance with the approved details. 


REASON: To ensure that the proposed development can be adequately drained and that there is no flood risk on or off the site resulting from the proposed development. Also to ensure that water quality is not detrimentally impacted by the development proposal and that appropriate maintenance mechanisms are put in place for the lifetime of the development 

11
No development shall commence until details of how surface water and pollution prevention will be managed during each construction phase have been submitted to and approved in writing by the local planning authority. 

REASON: To ensure that the construction phase(s) of development does not pose an undue flood risk on site or elsewhere and that that any pollution arising from the development as a result of the construction works does not adversely impact on existing or proposed ecological or geomorphic condition of water bodies.
12.
Prior to occupation of any of the units  further details of a scheme showing the alterations to the access point including the blocking  up of one of the access points shall be submitted to and approved in writing by the LPA. The scheme shall thereafter be implemented and retained in that manner in perpetuity.

REASON: In the interest of highway safety.

13.
Prior to occupation of any of the units precise details of location and details of cycle provision and bin storage areas shall be submitted and approved in writing by the LPA. The facilities shall be made available before occupation of the individual units.

REASON: In order to encourage sustainable travel and general amenity issues

14.
No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. It shall provide for: 
i) 
The parking of vehicles of site operatives and visitors 

ii) 
The loading and unloading of plant and materials 

iii) 
The storage of plant and materials used in constructing the development 

iv) 
The erection and maintenance of security hoarding 

v) 
Wheel washing facilities 

vi) 
Measures to control the emission of dust and dirt during construction 

vii) 
A scheme for recycling/disposing of waste resulting from demolition and construction works 

viii)
Details of working hours which shall be in accordance with Condition 9 of this consent.
ix) 
Routing of delivery vehicles to/from site 


REASON: in the interest of highway safety and residential amenity.

15.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country 
Planning (General Permitted Development) Order 2015, or any order revoking and 
re-enacting that Order, the holiday cottage hereby permitted shall not be altered or 
extended and no additional buildings or structures shall be erected within its external 
area unless planning permission has been previously approved by the LPA.


REASON: In the interest of the amenity of the area.

16.
Notwithstanding the provisions of 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 cottage hereby approved shall only be used as holiday accommodation and for no other purpose, including any other purpose within Use Class C3. 

REASON: To prevent the permanent residential occupation of the site in a location where new residential development is unacceptable in principle and to define the scope of the permission hereby approved. 

INFORMATIVE
1.
The applicant is advised that the new site access will need to be constructed under a section 278 agreement of the 1980 Highways Act. The Highway Authority hereby reserves the right to provide the highway works within the highway associated with this proposal. Provision of the highway works includes design, procurement of the work by contract and supervision of the works. The applicant is advised to contact the Community Services before works begin on site. Further information and advice can be found at www.lancashire.gov.uk and search for "278 agreement".
2.
The developer should be aware that the any works on, or immediately adjacent to the adopted highway network, would require the appropriate permits from Lancashire County Council's Highways Regulation Team, who would need a minimum of 12 weeks' notice to arrange the necessary permits. They can be contacted on lhsstreetworks@lancashire.gov.uk or on 01772 533433.
3
In accordance with Condition 7 the noise levels at each dwelling should not exceed the following levels as assessed in accordance with British Standard 8233 (2014) and World Health Organisation guidelines (or any subsequent replacement national standards/guidance):

LAeq 50 dB 16 hours – gardens and outside living areas, daytime (07.00-23.00)


LAeq 35 dB 16 hours – indoors, daytime (07.00-23.00)


LAeq 30 dB 8 hours – indoors, night-time (23.00-07.00)


LAFmax 45 dB 8 hours – indoors, night-time (23.00-07.00)


LAFmax 45 dB 4 hours – indoors, evening (19.00-23.00)*


LAFmax 60 dB 8 hours - façade level, night time (23.00-07.00)


LAFmax 60 dB 4 hours - façade level, evening (19.00-23.00)*


Alternative levels and monitoring locations may be used subject to the prior written approval of the Local Planning Authority.  The evening standard LAFmax will only apply when the evening LAFmax significantly exceeds the LAeq and the maximum levels reached are regular in occurrence, for example several times per hour. In relation to Condition 7 the LAF max marked with an* the evening standard LAFmax will only apply when the evening LAFmax significantly exceeds the LAeq and the maximum levels reached are regular in occurrence, for example several times per hour.
4
In relation to condition 8 it shall be designed so that light intrusion into the windows of the nearest sensitive premises will not exceed 5 Lux before 23.00, and 1 lux after 23.00 (Environmental Zone E2), as described by The Institution of Lighting Professionals' Guidance Notes for the Reduction of Obtrusive Light GN01:2011 (or any subsequent replacement guidance).
BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0786
