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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
None received.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
No objection to the proposals on highways grounds.
ADDITIONAL REPRESENTATIONS:
Letters of objection have been received from residents of seven neighbouring properties and raise the following concerns.
· The current holiday lets are causing issues around noise and sewage.
· Unacceptable noise levels during the evenings.

· Vast majority of guests to the current cottages are wedding parties.

· Little space for parking for existing guests is causing difficulty getting access along Mill Lane.
· Cottages are often occupied by the same group creating a party atmosphere and resulting in excessive noise.

· The proposed cottage would be excessive and intrusive, overlooking neighbouring properties and obstructing views.

· The development would inconvenience an already congested area.

· Tourism shouldn’t create traffic or environmental problems for residents.

· The four extra spaces would require cars to reverse out onto the lane.

· Problem for emergency access.

· Confrontations and abuse from visitors when they’ve been asked to move vehicles.

· There should be someone on site to deal with any problems that occur.

· Foul drainage from the site causes smells suspected to be from poor or inadequate drainage.
· Loss of trees and nature.
· The site was previously a tip.

· Overdevelopment of the site.

· Overlooking of neighbours private amenity space.
1.
Site Description and Surrounding Area
1.1
The application relates to a parcel of land that is in the ownership of the occupants of Mill Farm, Mill Lane, Waddington. Mill Lane adjoins Slaidburn Road around 1.5 miles north of the settlement of Waddington. Mill Lane serves a cluster of residential dwellings and holiday cottages that are located in the open countryside and Forest of Bowland Area of Outstanding Natural Beauty.
1.2
Mill Lane is a single track private road. Mill Farm, which faces onto Mill Lane, is around 200 metres from the junction with Slaidburn Road. Directly facing Mill Farm, on the opposite side of Mill Lane, are a pair of stone-built holiday cottages that were granted planning consent in 2011. The holiday cottages have been completed and have been fully operational since June 2017. They are owned and managed by the applicant who resides at Mill Farm. The majority of bookings have come from demand arising from nearby wedding venues with little accommodation themselves.
1.3
There are a number of other residential properties in the immediate vicinity including Tagglesmire Hall, Bow Tree House, Mill Cottage, Cuttock Clough Farm, Higher Mill Farm and Waddington Old Mill. The application site bounds the residential garden of Tagglesmire Hall along its southern and eastern boundaries.
1.4
The site measures approximately 280 square metres. As existing, a timber outbuilding is present and at the time of the planning officer’s visit the site also contained a trailer, skip and other debris.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the demolition of the existing timber building and the erection of a new stone built holiday cottage. The proposed holiday cottage would provide a kitchen /diner and lounge at ground floor and two double bedrooms with en-suites at first floor. The building would measure 9 metres by 6.4 metres with an eaves height of 4.5 metres and ridge height of 6.2 metres.
2.2
There would be space provided to the front of the building for up to four vehicles. This includes an element of overflow parking to serve the two existing holiday cottages.
2.3
In justifying the proposal the applicants have advised that they have been required to turn down bookings previously and that the two existing holiday cottages are already fully booked for the majority 2019 with summer dates for 2020 also fully booked. The applicant considers that there is additional demand for self-catering holiday accommodation.

3.
Relevant Planning History
3/2011/0506 - Proposed demolition of existing residential outbuilding. Construction of replacement outbuilding to create two self-contained holiday cottages and a work from home office. Associated external works. Design amendments to approved scheme no. 3/2009/0062P. Approved with Conditions.
3/2009/0062 - Proposed demolition of existing residential outbuilding. Construction of replacement outbuilding to provide ancillary residential garage, storage and family hobby/study space and a self-contained holiday let. Associated external works. Approved with Conditions.
4.
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

Other Material Considerations:

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)

5.
Assessment of Proposed Development
5.1
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 and trees and highway safety. 

5.2
Principle of Development
5.2.1
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”. 

5.2.2
The application site is not located within a defined settlement. 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.

5.2.3
The proposal is for a small scale tourism development of a type that is appropriate to a rural area and the proposed development is compliant with Policy DMG2. 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.

5.2.4
In the Forest of Bowland AONB the following criteria also apply:

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.
5.2.5
The proposed development is located within an existing group of buildings. The existing holiday cottages constructed by the applicant have been built to a high specification with natural stone walls, slate roof and timber window frames and doors. The building respects local vernacular and is seen as a positive addition to the group of buildings at Mill Lane. It is proposed to construct a new holiday cottage using similar materials. The design of the proposed new holiday cottage would also closely resemble the existing cottages and therefore it is considered that the proposals would not result in any harm to the visual amenity of the area.
5.2.6
The development site is located approximately 1.5 miles from the village of Waddington and 3.3 miles from Clitheroe which is one the boroughs Principal Settlements having a wide range of services and facilities. The development would be reasonably well-related to the existing transport network and is located in close proximity to numerous wedding venues from which the majority of existing demand has arisen. The existing holiday cottages are advertised to cater for up to fifteen people. Taking account of the submitted floor plans, the proposed holiday cottage would accommodate an additional four people resulting in a maximum occupancy of nineteen. It is considered that the scale of development at the site is small-scale and would not result in an unacceptable increase in additional vehicle movements. The highways impact of the proposed development is considered in further detail below.
5.3
Effects upon the Landscape/Visual Amenity

5.3.1
Key Statement EN2 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 NPPF (paragraph 115) attaches ‘great weight’ to conserving the landscape and scenic beauty of the AONB which is afforded the highest status of protection.

5.3.2
As stated above, the proposed development would be closely related to the existing group of buildings at Mill Lane which mainly consist of residential properties. There are public rights of way along Mill Lane which pass the development site and footpath users would have direct and close views of the proposed building. Even so, the proposed holiday accommodation would respect the size, scale and appearance of existing buildings in the group and would not be seen in isolation but rather in the context of the existing built form. It is considered that the proposals would have no negative impact on the visual amenities of the area. There would be a requirement, should consent be granted, for details of boundary treatments and materials to be submitted to the Local Planning Authority for approval prior to their use in the development.
5.4
Impact on the amenity of neighbour occupants
5.4.1
It is important to consider whether the proposals would impact up on the residential amenity of neighbours. The neighbour most likely to be affected by the proposals would be the occupants of Tagglesmire Hall with the associated residential garden of this property bounding the application site. Tagglesmire Hall would be around 15 metres from the proposed building at its closest point and there is a considerable level change with Tagglesmire Hall located downhill of the application site. Tagglesmire Hall is positioned such that no elevation directly faces the application site and there would be no facing windows between the buildings. Due to the separation distance and design of the proposed holiday cottage, the proposed development would not result in any undue loss of privacy, light or outlook from within this neighbouring property.
5.4.2
The design of the proposed holiday cottage has been amended and first floor windows facing towards the garden of Tagglesmire Hall have been removed from the design. There would be no overlooking into the garden of Tagglesmire Hall from the proposed holiday cottage. The remaining consideration is whether the proposals would result in a sense of enclosure or have an overbearing impact on the occupants of Tagglesmire Hall such that it would unduly harm their ability to enjoy their private amenity space. The proposed building would be located 1 metre from the boundary with Tagglesmire Hall with the facing wall being 9 metres in length and 4.5 metres in height to the eaves. The plot associated with Tagglesmire Hall is generous in size and the proposed development would bound a section of garden which is some distance from the main house. Given that the proposals would bound the garden of Tagglesmire Hall for only a short length of its overall boundary it is deemed that the proposals would not result in an unacceptable adverse impact on this neighbour to warrant refusal of the planning application. The proposed development would not result in loss of light, outlook or privacy to any other properties in the area.
5.4.3
Concerns have been raised by residents relating to noise and disturbance arising from the existing holiday accommodation and there is a fear that the proposed development could exacerbate the existing situation as described by residents including late night noise from wedding parties. Holiday accommodation is not considered to generate high levels of noise to render it incompatible with unrestricted residential dwellinghouses given that both such uses fall with the same C3 use class of the Town and Country Planning (Use Classes) Order 1987 (as amended). It is thought that the proposed use, in itself, would not generate unacceptable levels of noise. It is acknowledged however that some holiday occupants may create noise particularly if they are part of a larger group or have hired the holiday cottages for special events such as overnight wedding accommodation. The noise generated may on occasion be more than would be experienced from the permanent occupation of an unrestricted residential dwelling although this would be entirely dependent on the behavior of individual(s) that occupied the property.
5.4.4
To accompany the planning application the applicant has submitted a copy of a letter which is presented to visitors on arrival. This refers visitors to the parking arrangements at the site and also asks them to be mindful of neighbouring residents. It advises that occupants be inside the building(s) by 10pm, to have the windows and door closed and music turned down low. It should also be acknowledged that the owners/operators of the holiday cottages reside in close proximity to the existing and proposed holiday accommodation and would themselves be subject to the impact of any noise generated. Taking into account the above, there is no justification to refuse the application due to the potential for noise and disturbance to occur. In the unlikely event that unacceptable levels of noise arise this would be investigated and dealt with by Environmental Health.
5.4.5
Notwithstanding the above, the applicant has provided a detailed Management Plan which set outs the measures that the applicant would take to ensure that noise and disturbance is kept to a minimum.
5.5
Highway Safety

5.5.1
The County Surveyor (highways) has raised no objection to the proposed development. According to the information submitted the existing holiday cottages have 3/4 parking spaces in total. The applicant also has 6 parking spaces in front of their own home. Taking into account the development proposals, there would be a total of 13/14 parking spaces to serve 3no. holiday cottages and the applicants own dwelling.

5.5.2
The concerns raised by residents have been noted. This includes a lack of parking for visitors which results in the private road becoming blocked or the blocking of residents private driveways. The applicant is aware of this ongoing concern and has sought to provide four parking spaces within the application site to absorb some of the existing demand for parking. This is likely to result in an improvement when compared with the existing situation. 
5.5.2
Furthermore, the applicant has sought to notify visitors that there is restricted parking capacity at the site and that there would be a maximum of three cars at each cottage at any one time. This requirement is embodied within the detailed Management Plan.
5.6
Consideration of Other Matters Raised

5.6.1
The application is supported by a Preliminary Bat Roost Assessment. A bat survey was carried out on 24 April 2019 to determine the roost potential of the existing timber building and its current usage by bats. No evidence was recorded to suggest bats were roosting within the building and the building is considered to be of negligible potential. However, the overall foraging potential of the area for bats is high and in accordance with Core Strategy DME3 the applicant has agreed to incorporate measures to enhance biodiversity.

5.6.2
As existing there are 3no. trees on neighbouring land close to the sites southern boundary. The proposed holiday cottage has been set away from this boundary by a distance of 4.4 metres and no hardstanding is proposed within the root protection area of the nearest tree. Following discussion with the Countryside Officer the offset distance is considered sufficient to ensure that there would be no harm to existing trees. The Countryside Officer has visited the site and does not consider the trees in question to be of notable visual value to warrant protection by preservation order. 
5.6.3
Drainage for the proposed development would be served by the existing sewage treatment plant which the applicant maintains has sufficient capacity. Specifications of the existing sewage treatment plant have been provided and demonstrate it has a capacity to serve up to 25 people. Taking into account the capacity of existing buildings it is considered that the existing drainage foul arrangement should have sufficient spare capacity to cater for the proposed development.
5.6.4
Neighbour objection letters have raised concerns relating to contamination at the site but the Contaminated Land Officer has confirmed there are no issues at the site.
5.7
Conclusion
5.7.1
Having regard to the above, it is considered that the proposed holiday let would not result in an unacceptable impact on the visual appearance and character of the immediate area. Accordingly it is recommended that the application be approved.

RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1. 
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004.
2.
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:


A100 PROPOSED PLANS & ELEVATIONS (amended 12/06/2019)


A200 PROPOSED SITE PLAN (amended 12/06/2019)


A300 LOCATION PLAN (amended 22/05/2019)


A400 EXISTING PLANS & ELEVATIONS


A500 EXISTING SITE PLAN


A600 PARKING PLAN


REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


REASON: To ensure that the materials to be used are appropriate to the locality.

4.
Details of the alignment, height, and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved in writing by the Local Planning Authority prior to their installation.


Before the development hereby permitted becomes operative all boundary treatments shown in the approved details to bound the site shall be erected.


REASON: To ensure a visually satisfactory form of development.

5.
The siting and details of the construction and design of external refuse recycling/bin stores shall be submitted to and approved in writing by the Local Planning Authority. The duly approved facilities shall be made available for use before the development hereby approved is first occupied and retained thereafter.


REASON: To ensure the provision of satisfactory facilities for the storage of refuse and in the interest of visual amenity.

6.
The proposed roof lights shall be of Conservation Type, recessed with a flush fitting, and shall be retained as such in perpetuity.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.
7.
All windows and doors shall be constructed in timber, of which the elevational and section details shall have been submitted and agreed in writing by the Local Planning Authority prior to their use in the development. The development shall be carried out in strict accordance with the approved details; the approved details shall thereafter be retained in perpetuity.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.
8.
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: For the avoidance of doubt, and to avoid an over-intensive use and 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.

9.
The proposed holiday cottage 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 cottage, 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.
10.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, the holiday cottage hereby permitted shall not be altered or extended, no new windows shall be inserted (including rooflights) and no additional buildings or structures shall be erected within its external area unless planning permission has first been granted by the Local Planning Authority. 


REASON:  In the interests of the amenity of the area
11.
The car parking and manoeuvring areas shall be laid out in accordance with the approved plan before the holiday cottage hereby approved are first brought into use and shall be permanently maintained as such thereafter. 


REASON: To allow for the effective use of the parking areas.
12.
Site contractors and site project managers shall be made aware of the legal protection afforded all species of bats in the UK. The building contractors shall take additional care when removing fascia boards, verge tiles, ridge tiles & lead flashing.


In the event that any bats are found or disturbed during any part of the development, all work shall cease until further advice has been sought from a licensed ecologist.


Bat access slates, as denoted on approved drawing A100, shall be incorporated into the building during the construction works before the holiday cottage is first brought into use.


REASON: To protect the bat population from damaging activities and reduce or remove the impact of development and to ensure that there are no adverse effects on the favourable status of a bat population before and during the proposed development.

13.
Foul and surface water shall be drained on separate systems.


REASON: To secure proper drainage and to manage the risk of flooding and pollution.

14.
The holiday cottage hereby approved shall be operated in strict accordance with the Site Management Plan (dated June 2019) at all times.


REASON: To ensure the satisfactory management of the site in the interests of general amenity of the area and to safeguard where appropriate neighbouring residential amenity.

15.
During the construction period, all trees to be retained shall be protected in accordance with British Standard BS 5837:2012 or any subsequent amendment to the British Standard.


REASON: In order to ensure that trees growing within influencing distance of the development are given maximum physical protection from the potential adverse effect of the development.

BACKGROUND PAPERS
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