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	Development Description:
	Proposed construction of three holiday cottages with associated parking and amenity areas. 

	Site Address/Location:
	Land to the North of Beech House, Alston Lane, Longridge, PR3 3BN

	

	CONSULTATIONS: 
	Parish/Town Council

	In relation to this planning application Longridge Town Council would like the planning officers to have satisfied themselves that there is no flooding risk and that the strict conditions are applied to the ensure that the properties are and remain holiday lets.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No comments received on this application 

	Cadent Gas:
	There are pipelines in the vicinity which may be affected by the proposals. 

	United Utilities
	The site should be drained on separate systems

	National Grid
	The site is adjacent to a high-pressure gas pipe but they have no objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received which raises a number of concerns with regards to highway safety, other developments and activity around the site, noise and nuisance, loss of view, devaluation of property. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	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

	Relevant Planning History:
3/2019/0153 - Proposed demolition of stables and construction of four holiday cottages with associated parking and amenity areas.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is located towards the end of Alston Lane on the West side in an area of open countryside and within approx. 75 metres of the River Ribble. It is a roughly square parcel of land located to the north of a small group of dwellings bounded on all sides by vehicular accesses and opposite a site occupied by a stable / workshop building which was the subject of a recent consent for holiday cottages.

	Proposed Development for which consent is sought:
The application seeks consent for the proposed construction of three holiday cottages with associated parking and amenity areas.


	Principle of Development:
Planning permission has recently been granted and is extant on land opposite the site for a development of the same character. The supporting information explains that the applicant no longer wishes to pursue the existing consent and would prefer to relocate the development to the site the subject of the application. It is possible to develop both sites independently and this may not be desirable for reasons such as impact on the surrounding area and highway safety. However, the revocation of the previous application cannot be done by simply superseding the plans as the two sites are entirely separate. This has been agreed and secured with a Section 106 agreement sealed on 21/03/2022.

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.

It is considered and confirmed by the previous grant of planning permission that 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 and would form a logical boundary to the built form. 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 previously 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. It is considered that whilst the approach to the site is narrow in places it is still well related to the highway network. 

	Residential Amenity:
The proposed development will be sited so that it has an acceptable relationship to surrounding residential properties and it is not considered that the proposal would cause undue noise or disturbance to existing residents. The points raised by the objector are noted, loss of a view is not a material planning consideration and it is not considered that there would be any impacts on residential amenity that would be severe enough to warrant a refusal of permission.

 As such the proposal does not raise any concerns with respect to residential amenity. 

	Visual Amenity:
The proposed building is of a traditional vernacular style and to be constructed using natural materials. It will be grouped closely with other buildings on low lying land which is not highly prominent in long distance views. It is not considered that the proposal will have a harmful impact on the character of the surrounding area. 

	Flood Risk:
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 three 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 FRA demonstrates that the risk of flooding to the development is low and that the development will not increase the risk of flooding elsewhere. It is therefore concluded that the development will pass part B of the exception test and will meet the requirements of the NPPF. 

	Highways:
The site is accessed directly of Alston Lane, which 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 raised no concerns with regard to the previous application. Although they have not commented on this application it is for one less unit and is not likely to have a materially different impact to the alternative site previously approved. 

	Trees / Hedgrows: 
An arboricultural impact assessment has been submitted which identifies one low quality tree and part of a low quality hedge will need to be removed. Replanting is recommended to mitigate and the remaining trees should be suitably protected during construction. 

	Observations/Consideration of Matters Raised/Conclusion:
Subject to suitable conditions and a legal agreement, the proposal is considered to be an acceptable form of development which accords with the relevant development plan policies, and it is therefore recommended accordingly. 

	RECOMMENDATION:
	That planning consent is granted. 
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