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	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSE

	

	Development Description:
	Proposed holiday cottage within the residential curtilage of Bramley Croft (Resubmission of application 3/2021/0435)

	Site Address/Location:
	Bramley Croft Clitheroe Road Whalley BB7 9AQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Application Noted

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	no objections subject to technical conditions. 

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement EC1 – Business and Employment Development 
Key Statement EC3 – Visitor Economy
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME2 – Landscape and Townscape Protection
Policy DME6 – Water Management
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB3 – Recreation and Tourism Development

NPPF
NPPG

	Relevant Planning History:
Pre-application advice in 2015 concerning a two-storey private dwelling “the broad principle of the scheme is not compliant with policy” – DS1, DMG2 and DMH3.

3/2021/0435 - Proposed holiday cottage within the residential curtilage of Bramley Croft – Refused 

3/2019/0641 – Single-storey detached garage. PP granted 27/8/2019.

3/2013/0389 - Proposed construction of a single detached, full open market dwelling on land at Spread Eagle Farm, Barrow. Withdrawn.

3/1994/0830 – Erection of stone build double garage with storage area. PP granted 7/2/1995.

3/1994/0373 – Change of use for commercial workshop/storage and link/conservatory with dwelling house. Withdrawn.

3/1993/0786 - Erection of timber building as store/hen cabin. PP granted 8/2/1994.

3/1993/0785 –Erection of timber building for storage/workshop. PP refused 8/2/1994.

3/1993/0239 – Conversion of barn into dwelling (Spread Eagle Farm). PP granted 22/7/1993. PD removed including curtilage structures. The file report identifies “differs from the 1990 application … additional openings proposed. Lengthy discussions with the applicant have produced amended plans … reducing the size of the proposed residential curtilage and deleting and positioning a number of proposed openings”.

3/1990/0791 – Conversion of barn to residential dwelling (Spread Eagle Farm). PP granted 28/3/1991. PD removed.

3/1986/0462 - C/u of barn to agricultural workers dwelling. PP granted 21/10/1986.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is in the open countryside immediately to the south of the Barrow village boundary (Core Strategy Policy DS1; runs east-west following a drainage ditch). To the north and separated from the site by vegetation is a complex of residential barn conversions (former Spread Eagle Farm; the 1840s and 1890s OS maps identify the range of buildings as ‘Lamb Roe’). To the south is a wooded area.

The site is accessed from a private driveway.

	Proposed Development for which consent is sought:
Planning permission is sought for a holiday cottage within the residential curtilage. 

The submitted Planning Statement does not discuss the extent of residential curtilage (although 3/1993/0239 may suggest that most of the land is within the curtilage of Bramley Croft).

	Principle of Development:

This is a resubmission of a previous application which was refused for the following reason. 

The proposed holiday cottage is contrary to Policies DMG1, DMG2 and DMB3 of the Ribble Valley Adopted Core Strategy by virtue of the building design (style, features, materials, relationship with adjoining buildings) which is  considered to be incongruous, conspicuous and inappropriate in the open countryside.

The submitted design and access statements asserts that the principle of the development is accepted by the council and that the amendments to the detailed design overcome the council’s previous concerns. 

In terms of the policy context for proposed holiday accommodation, Strategic Policy DMG2 emphasises that development should be in accordance with the Core Strategy Development Strategy, as set out in DS1 and also states that, outside the defined settlements, development must meet at least one of a series of considerations, which are:

· Development essential to the local economy or social wellbeing of the area
· Development needed for the purposes of agriculture or forestry
· Development for local needs housing that meets an identified need
· Development for small scale tourism or recreational uses appropriate to a rural area
· Development for small scale uses appropriate to a rural area where a local need or benefit can be demonstrated

Policy DMG2 also states:

“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”.

The proposal could be considered small scale being for one unit of accommodation and could be considered a tourist use providing that a condition restricting the use in perpetuity is imposed. However, it is not considered that the aim of this policy is to allow for the construction of dwellings (whether in holiday use or not) in any location and these must still accord with the other policies of the plan. 

Policy DMB3: Recreation and Tourism Development requires the following criteria to be met:

“the proposal must not conflict with other policies of this plan”; “the development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design”.

Policy DMG1 also identifies that:

“In determining planning applications, all development must: 
Design 
1. be of a high standard of building design which considers the 8 Building in Context Principles (from the CABE/English Heritage Building on Context Toolkit. 
2. be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities”.

The character of the immediate landscape is shaped by the former Lamb Roe/Spread Eagle farmstead and the submitted Design and Access Statement suggests the proposal to be located within an existing group of buildings. 

The detailed design of the proposed building has been amended but its location is as previous, the application states that the building will be in residential curtilage and as aforementioned, the planning history would suggest this, but the parcel of land is quite visually separate being divided from the main garden of the house by a drainage ditch.  The proposed building will be detached from the historic grouping of buildings. 

With regard to the design, the proposal is now for a two storey stone building and the dormers, timber cladding and velux rooflights are removed from the scheme. The glazed gable, pitched roof canopy and oversailing roof remains.  The height of the building is increased by 0.8 metres to accommodate the second storey but the footprint remains 10m x 6m. The proposal is for a substantial two storey building.  

The former farm buildings retain much of their historic character in form and materials, the detailed design removed some of the undesirable features of the previous submission but results in a bigger scale, it is still domestic in nature and physically detached from the historic grouping. 


The proposed building is located outside the settlement boundary in open countryside and is of a domestic scale and design, physically detached from the main group of buildings. The fundamental issues with regard to siting the new building here remain, regardless of the design changes.  As such the proposal is still considered to conflict with policies DMG2, DMB3 and DMG1 of the Core Strategy. 

	Residential Amenity:
The proposal has an acceptable impact on residential amenity. The impact of a first floor window in the proposed north gable is limited by distance and intervening vegetation.

	Visual Amenity:
The proposed building is located behind a belt of mature leylandii and will not be highly visible from public vantage points however this does not outweigh the fundamental matters of principle discussed above. 

	Ecology / Trees:
A tree report has been submitted which concludes that the development could be carried out without affecting the root protection area of trees and that trees would be protected during the works. 

There are no identified ecological constraints. 

	Highways:
The site is accessed via a private drive and there are no objections from LCC highways subject to technical conditions.  

	Observations/Consideration of Matters Raised/Conclusion:
It is not considered that the proposal addresses the previous reasons for refusal. Therefore, it is recommended accordingly. 

	RECOMMENDATION:
	That planning permission is refused. 
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