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	APPROVAL

		

	Development Description:
	Proposed refurbishment of existing ground-floor caretaker apartment and creation of four new holiday let apartments, three on the ground floor and one on the first floor and retention of first floor balcony with patio door access to the western (side) elevation.
 

	Site Address/Location:
	Wellsprings Hotel, Clitheroe Road, Sabden BB7 9HN

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to entering into a S.278 legal agreement and conditions relating to scheme for the construction of site access, parking and turning facilities.


	CONSULTATIONS: 
	Additional Representations.

	None.


	

	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 EN3:	Sustainable Development and Climate Change
Key Statement EC1:	Business and Employment Development
Key Statement EC3:	Visitor Economy
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DMB1:	Supporting Business Growth and the Local Economy
Policy DMB3:	Recreation and Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0809 – Retention of unauthorised timber canopy over an existing outdoor seating area. Approved.

3/2021/0810 – Proposed construction of two single storey one bedroom holiday let units with parking. Resubmission of 3/2021/0254 - Approved.

3/2021/0254 - Proposed extension to create a one-bedroom holiday apartment and construction of two single storey one bedroom holiday let units with parking. Refused.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a long-established restaurant business located on the slopes of Pendle Hill within open countryside on land designated as National Landscape formerly Area of Outstanding Natural Beauty (AONB) in the Forest of Bowland.

The existing property is one and a half storey built onto the hillside with a seating capacity for 155 covers and associated 58 space car park.  The property has previously operated as an Inn and hotel. 

There is a Biological Heritage Site which lies directly adjacent to the east named Pendle Hill.  

A network of PROW run close to the site with PF 25 directly to the east.
 

	Proposed Development for which consent is sought:

The application seeks permission to refurbish the ground-floor caretaker apartment and create four holiday let apartments, three on the ground floor and one on the first floor. 

Apartment 1 on the ground floor would accommodate the caretaker/owner apartment with a living/kitchen, one bedroom and bathroom along with access to the boiler room and a separate access from an existing door on the north side.

Apartment 2 on the ground floor would accommodate a living/kitchen, one bedroom with Juliet balcony and bathroom with access externally from and existing window forming a new door to the north side.

Apartment 3 on the ground would accommodate a living/kitchen with Juliet balcony, one bedroom and bathroom, accessed externally by re-using an existing opening to the south side.

Apartment 4 on the ground floor would accommodate a living/kitchen, one bedroom and bathroom, this would be accessed from an existing door with patio doors serving the living room at the south side.

Apartment 5 on the first floor would accommodate a living/kitchen, one bedroom with Juliet balcony and bathroom, this would have a separate access from the outside stairs on the south side to the restaurant with 2m high privacy screen dividing the two.

The frontage (east) elevation would remain unchanged with both sides and the rear (west) proposing alterations involving additional openings, revisions to change windows to doors and vice versa as well as enlarging existing openings and additional openings. The external steps to the first-floor restaurant and outside area would be split to allow access to the apartment and the restaurant.

The first-floor balcony with patio door access for use by the restaurant which has been formed on the western elevation does not have consent and therefore this application seeks to retain that element.  The description has been amended to reflect this and this element raises no issues in terms of design and visual impact.

Two parking spaces for each of the existing three holiday let lodges are provided as well as 48 spaces for the restaurant and the proposed holiday accommodation.


	Principle of Development:

The application site is located within the AONB. Key Statement DS1 of the Core Strategy aims to steer development to the more sustainable settlements. Policy DMG2 supports this strategy by restricting development in tier 2 villages and outside defined settlements.

This is expanded on by Policy DMB3 which supports tourism development subject to a number of criteria being satisfied.

The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings. An exception to this is where they are required in conjunction with a particular attraction and there are no suitable existing buildings ore development sites available.

In this case the proposal includes the conversion of the existing building and the site relates well to an existing settlement or village. 

Policy DMG2 acknowledges that where possible new development should be accommodated through the re-use of existing buildings in order to protect the character of the countryside area. The extent of alterations proposed are limited to that of a conversion. Whilst not listed the historic origins indicate a public house on the site for at around 100 years.   

Policy DMG3 requires considerable weight to be attached to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development. Policy DMB3 requires proposals to be well related to the public transport networks where possible. The requirement for development to be sustainable and contribute to the continuation or creation of sustainable communities is also a requirement of the NPPF. The proposed site is relatively isolated and visitors would likely be car dependent however the proposal would not relatively increase the number of private motor vehicles visiting the site compared to the current situation, with some albeit limited facilities on site for the holiday guests to access. 

The proposal would therefore accord with the aims and objectives of Policies DMG2, DMG3 and DMB3.

Policy DMB1 is relevant however given the proposals represent expansion of an existing business and would see the retention of the existing restaurant use there is no conflict with this policy.


	Impact Upon Residential Amenity:

Adjacent to the restaurant is Pendle Ski Club and its associated dry ski slope. It is not anticipated that the proposed alterations to the fenestration and the increased holiday use would unduly impact on these adjacent uses. 


	Visual Amenity/External Appearance:
 
Whilst regard must be given to the economic and social wellbeing of the AONB, Policy DMG2 requires that the most important consideration is the protection, conservation and enhancement of the landscape and character of the area. In the Forest of Bowland National Landscape (AONB) development is required to be in keeping with the character of the landscape and acknowledge the special qualities of the National Landscape by virtue of its design, use of materials, landscaping and siting.

The proposed holiday accommodation would not result in any additional built form and would utilise the existing under-used basement area which requires upgrading and remodelling to provide an appropriate standard of accommodation.

The number of additional openings have been limited and the sizes reduced in order to ensure an acceptable solid to void ratio with the existing frontage to the roadside to be retained as it is this will result in an acceptable scheme with limited impact on the area and the National Landscape.

A small number of Juliet balconies are proposed, these are limited to one to each of the west, south and north elevations 

Materials proposed are upvc windows and doors in anthracite grey, replacement flat roof covering over first floor apartment and replacement boundary walls in concrete with timber privacy screen to first floor apartment/dining area.

The proposed alterations are limited to those which would be required to serve the proposed holiday accommodation and bring the building up to an acceptable standard, and are considered to be in accordance with policy DMG1.


	Highways and Parking:

The site has a total of 58 parking spaces which include 10 to the northern part of the site with 5 of the main road and 5 at the lower level which are to used by employees together with two spaces provided for the owner/caretaker accommodation and delivery of goods. Two EV charging points for the holiday lodges are provided.

A revised entrance to the site is sought to be retained as well as a proposed sliding electric gates to the car park which would be open during trading times.

Subject to details of the gates being provided and the revised access and car park being provided prior to the first use of the additional accommodation this would be acceptable.


	Landscape/Ecology:

No landscape or ecology issues would arise from the proposal which seeks to convert the existing built form AND amend existing and form new openings which would not result in any undue impact.


	Observations/Consideration of Matters Raised/Conclusion:

As such, 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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