RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

REFUSAL
DATE:


31 October 2019


REF:


AD
CHECKED BY: 

APPLICATION REF: 
3/2019/0588


GRID REF: SD 377329 449543
DEVELOPMENT DESCRIPTION:

CHANGE OF USE OF AGRICULTURAL LAND TO PARKING AND LANDSCAPING.  TWO POLY TUNNELS AND STONE SERVICE AREA AT HOLDEN CLOUGH NURSERY, BOLTON BY BOWLAND ROAD, BOLTON BY BOWLAND.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Concern that work has commenced. Request AONB officers are consulted given its location. Recognise parking issues but consider proposal excessive and would have an adverse visual impact and lead to amenity disturbance.
LCC HIGHWAYS:
No objections, recognise benefits of removing roadside parking.
ENVIRONMENT AGENCY:
No objection.

LCC AONB:
Object on grounds of visual impact and harmful to AONB.  
LLFA:
No comment.  

ADDITIONAL REPRESENTATIONS:

16 letters of objection have been received (15 properties; 1 planning agent) which make the 

following points:
· Detrimental visual impact on Holden hamlet/agricultural land in AONB (does not protect, conserve or enhance its landscape and character). Landscape mitigation of incongruous species. Revised deciduous planting – leaves lost in winter. Mitigation not effective for views from higher levels;

· Previous proposals (3/2018/0396) considered to be small scale and appropriate to rural area because did not expand site boundaries into open countryside;

· Capacity of access roads (dangerous);

· Car park spaces excessive. Internal floorspace calculations used for parking provision changed without explanation (justification for large increase in spaces above that acceptable in previous application?);

· Scale and winter lighting of polytunnels;

· No opening hours restriction;

· Rural business too large. Proposals will be followed by retail/events;

· (Springfield; Browfoot) – noise, air pollution, light pollution, 2.03m from Springfield and overbearing (including mitigation), loss of privacy; 
· LVIA photos biased and don’t show recent transport containers;
· Inadequate plans/information (neighbouring properties, need scaled drawings, polytunnel 
· Internal floorspace different at Q17 to plan, drainage strategy/flood risk, water quality, 
· wildlife/ecology; 
· Car park management, most access from Copy Nook is supposition);

· Works commenced (hard surfaces for growing beds – not in development description);

· Potential for compromise in re-design/siting.

2 letters of support has been received which make the following points:
· Creating a destination garden centre/food/retail that Ribble Valley doesn’t have. Rural employment/diversification supporting local services;

· Remove cars from road;

· Polytunnels will focus on locally grown plants (reduction in air pollution);

· Landscaping and screening will harmonise. Stunning car park design.
1.
Site Description and Surrounding Area
1.1
The application relates to agricultural land to the north of Holden Clough Nursery. The nursery is partly within the linear roadside hamlet of Holden (near Bolton–by-Bowland) which is within the Forest of Bowland Area of Outstanding Natural Beauty. Part of the existing nursery and all of the proposed site extension is outside of the settlement boundary. 
1.2
The nursery encompasses a café/restaurant with terrace known as the Garden Kitchen, a glasshouse and linking access to the Kitchen Garden, a number of nursery buildings and poly tunnels used in conjunction with the plant sales and a residential bungalow known as the Croft.  A proposed two storey demonstration unit with offices and toilets is under construction. The existing car parking area is to the front (south) and side (west) of the buildings.
1.3
To the east of the site is Holden Beck (a County Biological Heritage Site). To the immediate west are the dwellings known as Springfield and Browfoot. 
1.4
The site is within the setting of two listed buildings. ‘Holden Chapel and house adjoining to north’ is a Grade II listed “Independent chapel. Probably early C19th” (list description) 60m to the north west of the site on elevated ground alongside Barrett Hill Brow. A burial ground is located directly opposite. Broxup  House and Cottage (Grade II listed) is to the south of the nursery. 
2.
Proposed Development for which consent is sought
2.1
Planning permission is sought for the change of use of agricultural land to a car park with two polytunnels and a stone service area. 
2.2
The proposed car park is to the west of the site extension and originally proposed 79 spaces. Following re-consideration, the applicant has proposed (14/10/19) a reduction of 12 spaces by removing 3 spaces from each of the four rows (eastern end). Lighting is proposed by low posts with a baffled light downward directional light source.
2.3
The polytunnels are in the north-west corner of the site extension. A plan indicates a floorspace of 156 square metres each (and 3.8m height).  
2.4
Site landscaping/screening has evolved during application consideration following comments from the AONB officer. A 7m deep c. 2m high strip of Portuguese Laurel is proposed along the rear (north boundary) of Springfield. Mixed native species trees are proposed along the site north and west boundaries. There are repeat rows of pleached fruit trees across the car park.
2.5
The development wold generate two new employees (equivalent full-time) are proposed as a result of the development. 
2.6
A Landscape and Visual Impact Assessment (15/8/19) identifies the ‘Sensitivity of receptor’ to be High, the ‘Magnitude of change’ to be High and the ‘Significance of change ‘to be Substantial for Springfield, Brow Foot and Holden Chapel. Proposed mitigation is referred to.
3.
Relevant Planning History
3/2019/0016 - Variation of condition 2 from planning permission 3/2018/0396. PP granted 25/2/19.
3/2018/1069 - Application for a non-material amendment to planning permission 3/2018/0396 consisting of change of roof materials and rooflight arrangement on the demonstration barn, change of glasshouse roof to single ridge system, and addition of two rooflights on each ridge of the roof of the connecting building – approved

3/2018/0396 - Demolition of an existing potting shed and covered sales area, to be replaced with a glasshouse and linking access to the existing Garden Kitchen.  Construction of a two storey demonstration unit with offices and toilets.  The construction of a covered terrace area adjacent to the Kitchen Garden.  Construction of a training/classroom.  Covered walkways – approved. 

3/2017/0517 - Proposed two storey extension to existing cafe kitchen – approved

3/2016/0078 - Application to vary condition (s) 3 (cafe opening hours) and 4 (lecture room opening hours) of planning permission 3/2011/0838 to allow the business to operate until 23:00 hours on one occasion per week – withdrawn
3/2014/0257 – Proposed single storey extension to the kitchen with additional ancillary accommodation in the roof space, and relocation of "means of escape" steps – approved 

3/2013/0733 - Proposed single storey extension to the kitchen with additional accommodation in the roof space and relocation of 'means of escape' step – withdrawn 

3/2013/0091 – Proposed extended car park area – approved

3/2011/0838 - Proposed creation of a new cafe, training room and nursery shop at the existing Holden Clough Nursery. The building will be constructed of traditional materials including stone walls and slate roof. The South facing roof will incorporate six solar panels. The aim is to produce a sustainable building with minimal visual impact - approved

4.
Relevant Policies
Ribble Valley Core Strategy: 

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement EN4 – Biodiversity and Geodiversity 

Key Statement EC1 – Business and Employment Development 

Key Statement EN5 – Heritage Assets 

Key Statement EC3 – Visitor Economy

Key Statement DMI2 – Transport Considerations

Key Statement EN2 – Landscape

Policy DMB1 – Supporting Business Growth and the Local Economy 

Policy DMG1 – General Considerations 

Policy DMG2 - Strategic Considerations
Policy DME4 – Protecting Heritage Assets 
Policy DME2 – Landscape and Townscape Protection

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

Policy DME3 – Site and Species Protection and Conservation

Policy DMB3 – Recreation and Tourism Development
Policy DMR3 – Retail Outside the Main Settlements

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at section 66 (setting) of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 

5.
Assessment of Proposed Development
5.1
The landscape character of the AONB:

5.1.1 
The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty and therefore the impact of the proposal on the AONB’s landscape character and scenic beauty must be considered. Key Statement EN2 (Landscape) seeks to ensure that the landscape and character of the Forest of Bowland AONB is protected, conserved and enhanced, and 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, features and building materials. This is reiterated in paragraph 172 of the NPPF which states “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”.  
5.1.2 
Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. Policy DMG1 refers to the 8 Building in Context Principles (from the CABE/Historic England Building in Context Toolkit) for a successful development. Principles 1, 2, 3, 4 and 5 are most relevant to the proposed development in respect to the need for consideration to: the value of retaining what is there and the geography and history of the place and lie of the land; whether development character and identity will be appropriate to its context and whether the development will sit happily in the pattern of existing development and will respect important views. Consideration has also been made to the National Design Guide (MHCLG, 2019).
5.1.3 
The proposal is sited within the Forest of Bowland AONB Landscape Character Area Appraisal character type, Undulating Lowland Farmland with Wooded Brooks, F2 Bolton by Bowland to Waddington.  This character type has an overall moderate sensitivity and guidelines for managing landscape change identify the need to: conserve the distinctive settings to rural settlements; ensure development on the edges of villages reflects the characteristic clustered form and ensure development is sited to retain views to landscape features and landmarks, such as church towers on the approaches to villages. Mindful of the concerns retained by the AONB officer following the applicant’s offer to enhance mitigation (the magnitude of impact to be mitigated is recognised in the submitted LVIA), the proposed development is a large, prominent and incongruous intrusion into the open countryside beyond the established settlement boundary and does not conserve the landscape character and natural beauty of the AONB. 
5.2  
Impact upon the setting of the listed building and the cultural heritage of the AONB:

5.2.1
The duty at Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 

“In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority … shall have special regard to the desirability of preserving the building or its setting”.

Core Strategy Policy DME4 identifies that development proposals on sites within the setting of listed buildings which cause harm to their significance will not be supported.
NPPF paragraph 194 identifies “any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”.  NPPF paragraph 193 identifies “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation”. 

5.2.2  ‘New Uses for Former Places of Worship’, (Historic England, 2010) identifies: ‘historic church buildings… are frequently the finest buildings in their surroundings, central to the settlements they serve and of major townscape or landscape importance … They tell us how previous generations lived, thought and worshipped. They are integral to our sense of place and belonging’ (page 2). Holden Chapel is prominently sited above the hamlet and is inter-visual with the application site.
5.2.3 
The submitted (15/8/19) Heritage Asset Statement and Landscape and Visual Impact Assessment both identify that the visual impact of the development is significant due to the elevated location of the listed building. The LVIA identifies ‘Sensitivity of receptor’ to be High, the ‘Magnitude of change’ to be High and the ‘Significance of change‘ to be Substantial. This does not appear to account for the non-visual elements of setting (e.g. tranquility) identified in NPPG ‘Historic Environment’ paragraph13:
5.2.4  
“Although views of or from an asset will play an important part in the assessment of impacts on setting, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust, smell and vibration from other land uses in the vicinity, and by our understanding of the historic relationship between places. For example, buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the significance of each”.

5.2.5
The submitted Heritage Statement suggests that “noise from the proposed development is not an issue”. However, the proposed car park will result in additional noise and a visually dynamic intrusion into the open fields between the elevated chapel and Holden. This impacts on the tranquility of the countryside and compounds the modern incremental visual disconnection of the chapel from the historic hamlet and community it served. 

5.2.6 
NPPF paragraph 172 identifies of AONBs that “the conservation and enhancement of wildlife and cultural heritage are also important considerations in these areas”. The Forest of Bowland AONB Management Plan; April 2014 - March 2019 identifies “The Forest of Bowland was formally designated an AONB in 1964 due to a variety of factors, including… The landscape’s historic and cultural associations … The distinctive pattern of settlements” and “There is evident contrast in the villages in Bowland … Collectively these historic and cultural elements of the environment serve to enrich the landscape’s scenic quality, meaning and value”.
5.2.7 
NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases” and the harm to the setting of Holden Chapel and House is considered to be ‘less than substantial’. 

5.2.8 
NPPF paragraph 196 requires that harm to a designated heritage asset should be weighed against the public benefits of the proposal.  Unfortunately, the application provides little information in respect to the importance of proposed development to the survival and/or growth of the business and it is difficult to attribute a weighting to this potential public benefit in the ‘planning balance’.
5.3 
Residential Amenity: 

5.3.1 
There are no objections from Environmental Health but it is likely that amenity of local residents will be affected.

5.4 
Economic development: 
5.4.1 
RVBC Policy advises, subject to caveat, that the land use principle of development complies with the Core Strategy and development would contribute to the local economy and towards a small scale tourism use.  
5.4.2 
However, the above suggests that the plan read as a whole does not support the proposed development. It is also noted that potentially supportive policies relate largely to exceptional circumstances (which are not proven in the submitted information – see 5.2.8). Key Statement DS1 ensures development (for economic, social and environmental well-being) is focussed towards the more sustainable settlements. Because the site is outside of the settlement boundary of Holden it will need to meet proven local needs or deliver regeneration benefits.   Policy DMG2 also requires that outside of defined settlement areas this development type must meet one of the following: be essential to the local economy or social wellbeing; is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated or is for small scale tourism appropriate to a rural area. Policy DMB3 ‘recreation and tourism development’ is relevant in respect to the expectation that development within the AONB will be of a high standard of design and will not introduce built development into an area largely devoid of structures (RVBC Policy advice on this matter assumes that a need has been established for proposed car parking). Policy DMB1 of the Core Strategy, ‘supporting business growth and the local economy’ states that the expansion of established firms on land outside settlements will be allowed provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape.  It is also noted that Policy DMR3 ‘retail outside the main settlements’ suggests of farm diversification proposals that  “the site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas” and “the proposed use will not cause unacceptable disturbance to neighbours in any way”.
5.5 
Highway Safety and Accessibility: 
5.5.1 
LCC Highways has no objection to the proposals but its latest comments (11 October 2019) suggest that it is not clear whether all proposed parking is necessary to remove the parking on the public highway and provide for the present customer base.
5.5.2 
The applicant’s recalculation of parking provision and offer to remove 12 spaces does not alter the overall landscape impact of the car park.
5.6 
Ecology:
5.6.1 
RVBC Countryside advises that there is potential for some impact on the adjacent Clough Wood/Holden Beck Biological Heritage Site from run off from the carpark and chemical spray drift from horticultural chemicals. However whether or not the impact would seriously undermine the ecological value of the Beck and or woodland is debatable and would require an ecological/biosecurity assessment (not submitted).

5.6.2 
Policy DMG2 ‘strategic considerations’ relates to the AONB and ‘avoiding where possible habitat fragmentation’.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Therefore, in giving considerable importance and weight to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 193) and the landscape and scenic beauty of the Forest of Bowland Area of Outstanding Natural Beauty (NPPF paragraph 172) and with particular consideration to Key Statements DS1, EN2 and EN5 and Policies DMG2, DME4 and DMG1 of the Ribble Valley Core Strategy, it is recommended that planning permission be refused.
RECOMMENDATION: That planning permission be refused for the following reasons:
1.
The proposed development has a harmful impact upon the landscape character (including cultural heritage) and scenic beauty of the Forest of Bowland Area of Outstanding Beauty and the Borough’s development strategy because the car park is a large, prominent and incongruous intrusion into the open countryside beyond the established settlement boundary which does not conserve the distinctive setting of Holden and ensure the characteristic clustered form of settlement. This is contrary to Key Statements DS1, EN2 and EN5 and Policies DMG2, DME4 and DMG1 of the Ribble Valley Core Strategy.
2.
The proposed development has a harmful impact upon the setting of Holden Chapel and House because the car park will result in noise and visual intrusion into the open fields between the elevated listed building and Holden. This impacts on the tranquility of the countryside and compounds the modern incremental visual disconnection of the chapel from the historic hamlet and community it served. This is contrary to Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

3.
The proposed development will be of significant detriment to the residential amenities of Springfield and Browfoot because of the unmitigated noise, lighting and overlooking impacts of the proposed car park. This is contrary to Policy DMG1 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS   
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