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	Development Description:
	Proposed new vehicle entrance to allow parking for two cars, landscaping at rear, boundary wall to replace with a gate and a new boundary wall constructed.

	Site Address/Location:
	The Owls, Wigglesworth Road, Tosside, Skipton. BD23 4SX

	

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council do not have any objections to the proposal put forward.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Lancashire County Council highways were initially resistant to the above proposal. This was primarily in relation to concerns regarding the precise location of the proposed vehicle track and issues relating to insufficient vehicle turning space.

Following this, the applicant provided a detailed response to the above concerns which included clarification on the precise location of the proposed vehicle access track in addition to an amended plan that made provision for sufficient turning space. 

In light of this, LCC Highways responded with the following:

‘Further to the submission of additional information concerning outstanding highway site access issues – (reference Lancashire County Council highway correspondence 27th November 2020) I would no longer wish to raise any highway objections to applicant proposals.’


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key statement DS1 – Development Strategy 
Key statement DS2 – Presumption in Favour of Sustainable Development
Key statement EN2 – Landscape
Key statement EN4 – Biodiversity and Geodiversity
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2010/0790:
Application to modify condition no.16 of planning permission 3/2006/0001P, to allow use of one of the holiday cottages (High Laithe) to be used for permanent residential accommodation.

3/2011/0439:
Application to remove condition no.16 (occupancy period) of planning consent 3/2006/0001P, to allow the two holiday cottages at High Laithe to be used as permanent residential accommodation.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal site relates to two adjoined cottage properties located on Wigglesworth Road just outside the village centre of Tosside in the North-east of the Ribble Valley Borough. High Laithe comprises the Northern edge of the proposal site and is bordered to the South by The Owls. 

The origins of the proposal site date back to 2006 when an application to convert High Laithe Barn into two holiday cottages was approved by the Council. Both properties are now in permanent use as residential dwellings. The surrounding area is characterised by open countryside, rolling hills and woodland.


	Proposed Development for which consent is sought:

Planning permission is sought for the construction of a new vehicle entrance to allow parking for two cars. 

Plans for the proposal indicate the following modifications to the existing layout:

· Reconstruction of current boundary wall between the The Owls and Wigglesworth Road

· Removal of existing property boundary wall and installation of new gate for vehicle access

· Construction of a new vehicle access path across the front of The Owls leading to parking / turning area

· Reconstruction of hard standing area to garden area to the rear of High Laithe


	Impact upon residential amenity:

The current vehicle access and parking arrangement at the proposal site poses several issues with regards to residential amenity which primarily relate to issues of disturbance and enclosure. 

These can be summarised as the following:

· No access between vehicles and the front door of High Laithe

· No option to incorporate a recreational area to the rear of High Laithe

· Stopping to open and close two separate sets of gates in order to enter and exit the current parking area at High Laithe

· Ensuring that unrestrained animals do not escape from the main curtilage on to the main road in the process of opening and closing the aforementioned gates

· Mobility / access issues arising from additional guest parking

· Disturbance to residents at The Owls through the process of vehicles passing to the rear of the property

The alternative site layout detailed in the proposal mitigates all of the above issues and as such will improve overall residential amenity at the proposal site. The only exception to this is that the proposal does little to address the final issue listed above as vehicular activity will still occur across the front of The Owls. However, it is worth noting that the occupants of The Owls are fully aware of this and are more than happy to proceed with the new arrangement.


	Impact upon visual amenity / External appearance:

The applicant proposes to use a section of lawn from his front garden on the North-east side of High Laithe for the construction of the turning area at point A on the site plan. This section of land is currently enclosed by wire fencing and is of a different appearance to the rest of the field owned by the applicant immediately to the North.

However, it is worth noting that the enclosed garden area does not appear to be part of the main curtilage on the original plans for the barn conversion from 2006. In any case, desktop analysis of the site suggests that the current front garden area was being utilised for recreational purposes as far back as 2009. As such, the land use in question is now considered lawful by default given that this use has surpassed a period of ten years.

The primary issue in relation to the proposal is that the site lies within the Forest of Bowland Area of Outstanding Natural Beauty. With reference to development in Areas of Natural Beauty, Key Statement EN2 of the Ribble Valley Core Strategy states the following: 

‘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.’

On the one hand, the construction of the proposed turning area on the North-east side of High Laithe is far from ideal given that it will involve the demolition of a stone wall and the excavation of ground within a predominantly grassy area of land, both of which contribute to the aesthetic character of the surrounding AONB. As such, the proposal will have some impact on the surrounding AONB.

However, it is worth noting that this impact will be minimal. The proposed turning area is proportionate in size for its intended use and the stone wall to be demolished will be rebuilt to enclose the new turning area.
Furthermore, plans from the proposal indicate that the new site layout will incorporate materials to match the existing materials of the front curtilage and surrounding AONB. These materials include dry stone walling, gravel over concrete and wooden gates. 

Moreover, the turning area addresses the initial concerns of LCC Highways in as much that it will allow the occupants to join the highway in a forward gear.



	Landscape/Ecology:

With regards to the protection of biodiversity and geodiversity, Key Statement EN4 of the Council’s Core Strategy states that: 

‘The Council will seek wherever possible to conserve and enhance the area’s biodiversity…negative impacts on biodiversity through development proposals should be avoided’.

GIS analysis shows that the proposal site lies between two SSSI sites and within a SSSI impact zone.  However, it is worth noting that the proposed development will only involve localised minor ground excavation and as such will not have any adverse impacts on the nearby SSSI sites. No other ecological constraints were identified as being present in the surrounding area.


	Observations/Consideration of Matters Raised/Conclusion:

The applicant has successfully demonstrated that the proposed alterations to the existing vehicle access and parking arrangement at the proposal site will significantly improve residential amenity for the residents of High Laithe and The Owls. 

The construction of the proposed turning area is wholly justifiable in as much that it will significantly improve highway safety with minimal impact to the surrounding AONB. Furthermore, a recent speed survey of the area did not reveal any safety issues in relation to the siting of the proposed vehicle entrance.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.

	RECOMMENDATION:
	That planning consent be granted.
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