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	Development Description:
	Construction of new single storey holiday cottage.

	Site Address/Location:
	The Cottage Barn Chapel Lane Newton BB7 3DY.

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections to the application but have stated the building appears to be higher than a single storey dwelling as per the development description submitted by the applicant.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection have been received objecting on the following grounds:

· Development of the land will alter the character of the area
· The holiday accommodation will bring no benefits to the village
· The site has been subject to a number of planning refusals
· Increased nose, activity, and traffic

One letter of representation has been received stating that they do not wish to raise an objection to the application subject to replacement planting being undertaken to replace planting/trees which have been removed.

Three letters of support have been received in respect of the application stating that it will aid in fulfilling the need for additional holiday accommodation in Newton in Bowland and result in an improvement in the appearance of the area of land to which the application relates.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape
Key Statement EC3: Visitor Economy
Key Statement EN5: Heritage Assets 

Policy DMG1: General Considerations
Policy DMG3: Transport & Mobility
Policy DMB3: Recreation and Tourism Development
Policy DME4: Protecting heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/1036:
Erection of two holiday lodges with associated car parking and access (resubmission of 3/2018/0662).  (Refused)


3/2018/0662:
Erection of two holiday lodges with associated car parking and access.  (refused)

3/2016/0050:
Outline application for a single new dwelling with all matters reserved. Resubmission of planning application 3/2015/0208.  (Refused – Appeal Dismissed)

3/2015/0208:
Outline application for a single new dwelling with all matters reserved except access.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing area or residential curtilage associated with ‘The Cottage Barn’, Chapel Lane, Newton. The area is predominantly residential in character, with the site to which the application relates being located at the south-western extents of the cluster of built-form associated with the settlement of Newton in Bowland.  

The site bounded to the south-west by Newton Village Hall and to the south by the residential curtilage associated with a dwelling named ‘Lowood’.  The site is located within the defined settlement limits of Newton also falling within land that benefits from being within the defined Forest of Bowland AONB and the designated Newton Conservation Area.

The land to which the application relates previously benefitted from being designated as accommodating ‘Important Tree Groups’ that contributed to the character and visual amenities of the designated Conservations Area.  However, subsequent to the undertaking of the Conservation Appraisal, the trees were granted consent for removal pursuant to applications 3/2010/0115 and 3/2012/0572, as such this designation is no longer considered relevant or material in the determination of the application.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of a single-storey detached holiday cottage on the southern side of Chapel Lane on land that is currently in use as a private residential garden associated with the residential dwelling known as ‘The Cottage’.  

Whilst the development description states that the cottage is ‘single storey’ it is noted that the structure benefits from a slightly exaggerated margin between the upper window head and eaves levels.  Notwithstanding this matter, given the modest extents of this margin and taking into account all first-floor accommodation is fully contained within the roof space, it is considered that the building satisfies the nature of the single-storey description.

It is proposed that the holiday-cottage will be faced in natural stone, benefitting from a natural-slate roof and timber windows with stone jamb, sill and head detailing.  It is proposed that the cottage will accommodate a bedroom, bathroom and living, dining and kitchen area at ground floor with two bedrooms and snug/office being accommodated within the roof-space.  Pedestrian and vehicular access will be provided off Chapel Lane by way of an existing access point that will be altered to provide a dedicated parking area with parking provision for two vehicles.

The proposed holiday accommodation benefits from a varied footprint of 16m by 6.5m measuring 2.9m at eaves and 6.7m at the highest point of the roof apex.


	Principle of Development:

Given the proposal seeks to create a new unit of holiday accommodation, Key Statement EC3 and Policy DMB3 are engaged for the purposes of assessing the application.  

Key Statement EC3 lends general support for the creation of additional holiday accommodation stating that ‘Proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions. Significant new attractions will be supported, in circumstances where they would deliver overall improvements to the environment and benefits to local communities and employment opportunities.’.  

Policy DMB3 is also generally supportive of proposals that seek to enhance the range of tourism and visitor facilities within the borough stating that:

Planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough.  This is subject to the following criteria being met:

1. The proposal must not conflict with other policies of this plan;
1. 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;
1. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;
1. 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;
1. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and
1. 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.

In the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will also apply:

1. The proposal should display a high standard of design appropriate to the area.
1. 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.

In respect of the above, both policy DMB3 and Key Statement EC3 are generally supportive of the creation of new holiday accommodation.  However, the first criterion of Policy DMB3 requires that proposals should not result in conflict with the inherent criterion of the policy itself, but additionally should not result in any conflict with other policies within the development plan.

As such, where such conflict exists or is identified, either through direct conflict with DMB3 or by virtue of conflict with other policies within the development plan, the general support afforded by Policy DMB3 is considered to be fully disengaged.

Policy DMB3 also contains inherent policy criterion that are solely engaged in cases where a proposal is located within the Forest of Bowland AONB, one of which states that ‘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 this respect, given the proposal seeks to introduce new built development into an area that falls within the designated Forest of Bowland AONB, consideration must be given to the spatial characteristics of the area and surrounding landscape and as to whether the area is considered to be ‘largely’ devoid of structures.

The proposal site is located within the defined settlement of Newton, directly adjacent to a significant cluster of built-form, in this respect it cannot be considered that the area is ‘largely devoid of structures’ as such the introduction of built-form in this location, subject to other policy and development management considerations, would align with the AONB sub-criterion of Policy DMB3.

A further requirement of Policy DMB3 is that such proposals must be physically well related to an existing main settlement or village or to an existing group of buildings.  The proposal is located within the defined settlement limits of Newton and as such is well-related to existing built-form, as such no conflict with DMB3 exists in this respect. 

As such and taking account of the above matters, notwithstanding other development management considerations, it is considered that the principle of the development fully accords with the aims and objectives of both Key Statement EC3 and Policy DMB3.


	Impact Upon Residential Amenity:

Taking account of the proposed building and proposed window locations in relation to nearby residential receptors it is not considered that the proposal will result in any undue impact upon residential enmity by virtue of direct overlooking.  

Given the proposed holiday cottage is sited a significant distance from nearby residential dwellings, whilst taking account of the solar orientation of the building, it is not considered that the proposal will result in any undue or measurable impacts upon residential amenities by virtue of an overbearing impact or direct loss of light.


	Visual Amenity/External Appearance / Impact upon Designated Newton Conservation Area:

The submitted details propose that the building will be of a linear but varied footprint, being of a gabled appearance with the roof apex orientated in an east to west orientation.  The elevational language of the cottage is semi-traditional with stone jamb, head and sill detailing with intermediate corbel detailing to the eaves.  The fenestrational arrangement and proportioning are typically traditional save that for a tri-fold door arrangement on the south facing elevation of the building. 

The cottage is oriented in a parallel siting with that of Chapel Lane, largely replicating the linear pattern of development found on the properties adjacent and to the north and replicating the overall ‘street-side’ pattern of development that plays an inherent role in defining the character of the streetscene within the settlement.

The building is of a scale that will allow it to be read as being subservient to the surrounding built-form in the area and to some degree, will therefore be read as a secondary utilitarian building within the curtilage of the dwelling to which it relates.  The north elevation, which fronts Chapel Lane, is largely austere in nature, with minimal openings or architectural features which aids in allowing the building to be read as ‘secondary’ in that it does not benefit from a principal elevation that directly addresses the lane.

It is proposed that the building will be faced in natural stone with natural a slate roof, the supporting information states that the windows will be of a timber construction, with no details being provided in respect of guttering/fascia board materials.

Taking account of the above matters and the overall scale and external appearance of the proposed cottage, it is considered that the proposal represents an appropriate form of development that will both respond positively to and result in the overall enhancement of the character and visual amenities of the defined Conservation Area.

As such it is not considered that the proposal would result in any direct conflict with Key Statement EN5 or Policy DME4 of the Ribble Valley Core Strategy in that it will not result in any undue measurable impact upon the character or visual amenities of the designated Newton Conservation Area.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

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 subject to the imposition of conditions.
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