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	Date Inspected:
	19/03/2019
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

	


	Development Description:
	Land at Beech House Alston Lane Longridge PR3 3BN

	Site Address/Location:
	Proposed demolition of stables and construction of four holiday cottages with associated parking and amenity areas.

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	LLFA:
	

	No comment to make.

	Environment Agency:
	

	The Environment Agency (EA) has reviewed the FRA, prepared by Herrington Consulting Limited, submitted with the application and are satisfied that the development would be safe for its lifetime without increasing flood risk elsewhere. There would be a requirement for a planning condition that would require the finished floor level to be no lower than 20.5 metres above Ordnance Datum.

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received. It is noted that Alston Lane is a narrow road that is poorly maintained and has a tendency to flood. The applicant is using the site as a builder’s yard without planning consent. If the development is approved where would the builder’s yard go(?).

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy

Key Statement DS2 –Sustainable Development

Key Statement EN2 – Landscape

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DME3 -- Site and Species Protection and Conservation

Policy DME6 – Water Management

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 demolition of an existing stable building and the erection of four holiday cottages with associated parking at land opposite Beech House, Alston Lane, Longridge. The application site lies within open countryside on the east side of Alston Lane and within approximately 130m of the River Ribble. There is a watercourse east of the site which flows into the River Ribble and a number of boundary trees. Planning consent for the building was granted in August 2000 for use as a private stable by the occupiers of Beech House which is located on the opposite side of Alston Lane. The building as approved was of a single storey height and timber construction.
The application proposes the demolition of the stables and the erection of a four holiday cottages aligned in a north-south direction. The principal elevation of the proposed units would face west towards the highway. The proposed buildings would be 6 metres in height to the ridge and would be faced with natural stone with stone heads, cills and quoins, timber window frames and doors and a natural slate roof. The principal elevations facing Alston Lane would have a simple design with an eaves height of 2.8 metres giving the appearance of a single storey building. 
The two end units would be single storey and would provide one-bed accommodation. The two central cottages would provide more extensive accommodation including four bedrooms. The units have been designed such that all four units could be occupied by a single larger group if necessary so as to provide flexibility. As existing there are two gate entrances to the field and it is proposed that these be utilised and altered to improve visibility. Two parking spaces would be provided for each holiday cottage and a gravel driveway would be provided forward of the proposed building.

	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 surrounding area, its effect on residential amenity, ecology, highway safety and flooding. 
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.
The application site is located in the Open Countryside. 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.

Whilst the proposal would be detached from any settlement it would be physically well-related to an existing group of residential properties that includes Rothholme, Beech House and Riverside Barn. As such it is considered that the proposed buildings would form part of an identifiable group. The proposed holiday cottages would be remote from services and facilities with the nearest settlement, Grimsargh, around 4.5km away. It is likely that future occupiers of the holiday cottages would be reliant on the private motor vehicle to access services. However, the nature of tourism accommodation means that they are often located in quiet and tranquil locations where occupants can enjoy the scenic beauty of an area. The applicant has provided a business plan which, amongst other considerations, identifies that there are opportunities in the area for walking and cycling and the bank of the River Ribble is in close proximity.
Visual Appearance and Design

As required by Policy DMG2 of the Core Strategy, within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build. Key Statement EN2 provides additional guidance on development in the open countryside stating that “developers should adopt a non-standardised approach to design which recognises and enhances local distinctiveness”. Policy DMB3 ‘Recreation and Tourism Development’ requires development of the sort proposed 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” and that development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design. It is therefore clear that whilst the development of a unit of holiday accommodation is acceptable in principle in rural areas, great care must be given to ensure that the building does not harm the character and visual appearance of the area.

It is noted that there is an existing stable building present on the site which would be removed as part of the proposals. The building does not at present result in any notable harm to the visual amenity of the area. Concerns have been raised in relation to the ongoing use of the application site as an area for the storage of materials for the applicant’s construction business. This has also been raised as a complaint to the Council’s planning enforcement team. At the time of my site visit there were considerable deposits of stone and sand, stacks of slates and construction vehicles, a trailer, builder’s tools and a caravan stationed on a gravel area. Having studied aerial photos of the site it is not considered likely that the use would be immune from enforcement due to the passage of time (10 years for a change of use of the land). As such, whilst the site in its existing state is visually harmful I do not consider the cessation of the existing unlawful use arising as a result of the proposals as a benefit which could weigh in favour of this application.
The proposed buildings would be built using traditional materials and would be commensurate in size to those buildings on the opposite side of Alston Lane. The principal elevation (west facing) would be simple in its appearance. However, there are concerns that the rear elevation would fail to represent good design with the raised eaves and projecting rear gables appearing incongruous and bulky. There would be no views from public footpaths or roads of the rear but there is a farm track which serves Boot Farm from which views could be gained and lack of a view does not justify the acceptance of poor design. As such, the design of the cottages has been amended to simplify its appearance to the rear and the design is now considered to be acceptable.
A modestly sized outdoor space for users would be provided to the rear. Boundary treatment would be required to be in keeping with the character of the area. Timber fencing is denoted on the submitted plans and it is considered that post and rail fencing would be visually acceptable. It is proposed to retain the existing road side hedge adjacent to Alston Lane and this would provide screening of the proposed parking area for units 1 to 3. A cycle store would also be provided for each cottage.
Observations/Consideration of Matters Raised/Conclusion
In terms of its impact on the residential amenity of nearby residents, the application site does not adjoin residential land. It is thought that the proposals would not impact negatively upon any of the residents in the vicinity.

Policy DMB3 requires recreation and leisure developments to be well related to the existing highway network. The site is situated directly adjacent to Alston Lane, an unclassified road. Alston Lane is a narrow lane which reduces to a single lane for the last mile or so. However, the scale and type of development would not result in a significant increase in traffic movement to produce any undue problems or disturbance and the County Highways Surveyor has raised no concerns.
In terms of its impact on local wildlife and ecology, the application is supported by a bat survey. The survey finds no evidence of bats using the building and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. The area is considered to be an optimal area for roosting and foraging bats. In accordance with Core Strategy Policy DME3 there would be a requirement to provide appropriate enhancement measures to improve biodiversity in the surrounding area in the form of artificial nesting/roosting features and any artificial lighting should take into account flight paths. 
There would be a requirement to transplant a length of the existing hedge (H2) to facilitate the provision of adequate sightlines from the site entrance. A transplanting method has been provided and the proposals would result in minimal hedgerow loss. In order to facilitate the proposals there would be a need to remove of a number of low quality trees (T1, T2, G3 and G4) and this would not result in any harm to the amenity of the area. The majority of the tree cover to the rear of the site would be retained. There would be a requirement for any removal of vegetation to be completed outside the bird nesting season unless it is preceded by a pre-clearance check by a licensed ecologist.
The application site is located within Flood Zone 3 and Flood Zone 2 on the Environment Agency Flood Map for Planning. In the planning practice guidance (PPG) to the National Planning Policy Framework (NPPF), Flood Zone 3 is defined as having high probability of flooding and Flood Zone 2 as having a medium probability of flooding. In accordance with the NPPF, development proposed in Flood Zone 3 or 2 should be accompanied by a Flood Risk Assessment (FRA) appropriate to the nature and scale of the proposed development. The proposal is for the erection of four holiday cottages, which are considered to be a ‘more vulnerable’ land use in Table 2: Flood Risk Vulnerability Classification of the PPG: Flood Risk and Coastal Change. 
The Environment Agency (EA) has reviewed the FRA, prepared by Herrington Consulting Limited, submitted with the application and are satisfied that the development would be safe for its lifetime without increasing flood risk elsewhere. There would be a requirement for a planning condition that would require the finished floor level to be no lower than 20.5 metres above Ordnance Datum.

A sequential test has been provided in accordance with NPPF paragraph 158 and confirms that it isn’t possible to use a suitable alternative site for the proposed development. The Exception Test is therefore applicable and aims to demonstrate and help ensure that flood risk to people and property will be managed satisfactorily, while allowing necessary development to go ahead in situations where suitable sites at lower risk of flooding are not available. Essentially, the 2 parts to the Test require proposed development to show that it will provide wider sustainability benefits to the community that outweigh flood risk, and that it will be safe for its lifetime, without increasing flood risk elsewhere and where possible reduce flood risk overall. EA has confirmed that the development would be safe for its lifetime without increasing flood risk elsewhere and the economic benefit arising from the provision of four holiday cottages would in this case outweigh flood risk. As such, the Exception Test has been satisfied.
Conclusion
Taking account of the above, the proposed development would be in accordance with policies DMG2, DMB3, DMG1, DME3 and DME6 of the Core Strategy. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.



